City of Carson City
Agenda Report

Date Submitted: October 9, 2012 Agenda Date Requested: October 1§, 2012
Time Requested: 20 Minutes

To: Mayor and Supervisors
From: Parks and Recreation Department - Open Space Division

Subject Title: For possible action: A public hearing to determine, pursuant to N.R.S. 244.281(1)(c) the
fair market value of APN 008-523-09 containing 1.02 acres is $115,000 and that the fair market value of
easements is $30,000 for county real estate located in the vicinity of Capitol Loans at 5951 Highway 50
East. (Juan F. Guzman)

Staff Summary: The purpose of this hearing is for the Board of Supervisors to determine the fair market
value of property and easements on APN 008-523-09 in accordance with the provisions of N.R.S.
244.2795.1(a). This is an initial step of several needed to sell easements and/or the entire property.

Type of Action Requested: (check one)
(__) Resolution (__) Ordinance
{ X)) Formal Action/Motion (__) Other (Specify)

Does This Action Require A Business Impact Statement: () Yes (X)) No

Recommended Board Action: For possible action: A public hearing to determine, pursuant to N.R.8.
244.281(1)(c) the fair market value of APN 008-523-09 containing 1.02 acres is $115,000 and that the fair
market value of easements is $30,000 for county real estate Jocated in the vicinity of Capitol Loans at 5951

Highway 50 East.

Explanation for Recommended Board Action: Consideration of this item was postponed at the Board of
Supervisors meeting on June 21, 2012, The value of county real estate may be determined by the Board of
Supervisors subject to one appraisal conducted within the six months prior to a sale or lease of county real
estate. In accordance with the provisions of N.R.S. 244.2795.1(a) and subject to one public hearing the
Board may determine these values.

Applicable Statue, Code, Policy, Rule or Regulation: N.R.S. 244 .2795.1(a) and the Omnibus Public
Lands Management Act of 2009.

Fiscal Impact: There will be a neutral fiscal impact.

Explanation of Impact: The expenses for the appraisal and the revenue from a future sale of the easements
or property will be directed to a special account in accordance with the Omnibus Public Lands Management

Act of 2009.
Funding Source: Open Space accounts

Alternatives: Notto set the value



Supporting Material:

1) Partial minutes of the Board of Supervisors meeting on June 21, 2012 (Exhibit A)

2) Copy of N.R.S. 244.2795 (Exhibit B)

3) Updated Appraisal of a parcel of land located at the southwest corner of Highway 50 East and
Asphalt Drive in Carson City, Nevada (Exhibit C)

4) Update valuation of the U.S. Highway 50 East and Sheep Drive (Asphalt Drive) property in Carson
City, Nevada, as encumbered with existing and proposed easements - dated August 31, 2012
{Exhibit D)

5) Updated valuation of proposed easements / U.S. Highway 50 East and Sheep Drive (Asphalt Drive) in
Carson City, Nevada, dated August 31, 2012 (Exhibit E)

6) Summary Appraisal of a 1.0245 +/- Acre Vacant Parcel of Land, APN §-523-09, Dated June 23,2011

(Exhibit F)

Prepared By: ‘\\"“'\FS( k‘\r/ Date:%@’gﬁg{)

J an Guzman O}aen)Space Manager

Reviewed By: ; ? ") 4 {7%' - Date QO&7{ >
w& Parks & R¢ reatl n Director
Datet0/ 81/ 2

Lawfence A. Werner, City Manager

Date:/4 71/ 2.
6 G )2
Date:/ FTRS
Fmance Department
Board Action Taken:
Motion: 1: Aye/Nay

(Vote Recorded By)
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CARSON CITY BOARD OF SUPERVISORS
Minutes of the June 21, 2012 Meeting
Page 13

18. RECONVENE BOARD OF SUPERVISORS (11:00:09) - Mayor Crowell réconvened the Board
of Supervisors at 11:00 a.m.

19.- OFFICE OF BUSINESS DEVELOPMENT
19(A) POSSIBLE ACTION TO ADOPT A RESOLUTION AUTHORIZING THE

EXPENDITURE OFUP TO $26,275 FROM THE REDEVELOPMENT REVOLVING FUND, FOR
FISCAL YEAR 2012 / 2013, TO SUPPORT VARIOUS SPECIAL EVENTS IN THE
REDEVELOPMENT DISTRICT AS AN EXPENSE INCIDENTAL TO CARRYING OUT THE
REDEVELOPMENT PLAN (11:00:21) - Mayor Crowell introduced this item, noting the corresponding
Redevelopment Authority item, and advised that all the previous testimony would be incorporated. He
entertained public comment and, when none was forthcoming, a motion. Supervisor Aldean moved to
approve the expenditure of money from the Redevelopment Authority revelving loan fund, as noted
on the record of the Redevelopment Authority meeting; Resolution Ne. 2012-R-14. Supervisor
Abowd seconded the motion, Motion carried 4-1.

19(B) POSSIBLE ACTION TO APPROVE AN AMENDMENT TO THE OPERATING
COVENANT AND AGREEMENT, BY AND BETWEEN CARSON CITY REDEVELOPMENT
AUTHORITY AND CARSON CITY AND THE CARRINGTON COMPANY, TO EXTEND THE
TIME IN WHICH A TENANT MUST OCCUPY THE VACANT RETAIL SPACE, FROM JULY
1,2012 TO DECEMBER 31, 2012 (11:02:09) - Mayor Crowell introduced this item and advised that all
the testimony relative to the previous Redevelopment Authority item would be incorporated. He
entertained public comment and, when none was forthcoming, a motion to approve the action taken by the
Redevelopment Authority. Supervisor Aldean so moved. Supervisor McKenna seconded the motion.
Motion carried 5-0. Mayor Crowell recessed the meeting at 11:03 a.m. and reconvened at 11:17 a.m.

20. PARKS AND RECREATION DEPARTMENT, OPEN SPACE DIVISION

20(A) POSSIBLE ACTION TO DETERMINE THE FAIR MARKET VALUE OF APN 008-
523-09, CONTAINING 1.02 ACRES, IS $115,000, AND THAT THE FAIR MARKET VALUE OF
EASEMENTS IS $30,000 FOR COUNTY REAL ESTATE LOCATED IN THE VICINITY OF
CAPITOL CITY LOANS AT 5951 HIGHWAY 50 EAST (11:48:47) - Mayor Crowell introduced this
item, and Mr. Guzman requested to combine items 20(A) and 21, He provided background information
and reviewed the agenda materials for both items. He explained that the subject actions will provide for
“selling easements that protect those encroachments ... on the land that we will eventually put up for public
bid ...” He advised that Bureau of Land Management representatives have agreed to allow the City to
proceed accordingly. He reiterated the provisions for the property to be sold at fair market value in a public
bid process, with the sale proceeds being allocated to the federal government and the State Education Fund.
He responded to questions of clarification relative to the appraisal included in the agenda materials. Mayoer
Crowel] entertained Board comments or guestions; however, none were forthcoming.

Mayor Crowell entertained public comment. (11:58:09) In reference to his property appraisal experience,
Ward 2 Supervisor Candidate Dennis Johnson expressed concern over the appraisal being older than six
months. Mr, Guzman acknowledged that valuation of the land is primarily dependent upon comparables
and the appraiser’s knowledge of the area. ““The valuation of the easement is more current; however, the
base line of the fee is based on that [which] is more than six months old.”



CARSON CITY BOARD OF SUPERVISORS
Minutes of the June 21, 2012 Meeting
Page 14

In response to a question, Mr. Guzman advised that the appraisal was conducted just after approval of the
federal lands bill. He acknowledged that the sales proceeds from the easements would be allocated to the
Bureau of Land Management. He further acknowledged that the City is following the BLM’s process, and
advised that the Nevada Revised Statutes are being applied “to the part of the process that we have control.”
Discussion followed, and Mr. Guzman advised that the appraiser can be requested to revise his data relative
to current values. At Mayor Crowell’s request, Mr. Johnson referenced NRS 244.2795(1)(a), a copy of
which was included in the agenda materials.

(12:04:06) Jerry Vaccaro expressed the opinion that “they’re trying to make it look like Mr, Burnaugh has
been hoodwinked ... by purchasing a piece of property that his building encroached on.” Mr. Vaccaro
provided historic information on ownership of the property and the building. He referred to his earlier
request to defer this item to a future meeting to provide the opportunity to “bring you proof.” He alleged
that Mr. Burnaugh has used “City property and not paying one penny of rent or anything” for the past 19
years. In response to a comment, he expressed the opinion that “it would be illegal for you to sell
easements to a property which is going to effect the overall value of the total real estate after the fact that
you’'ve let him purchase easements.” He reiterated the request to defer action on this item and on item 21,
and continued reviewing historic information relative to the subject property. He expressed the opinion
that selling the easements prior to offering the property for public auction “is backwards.” At Supervisor
Aldean’s request, Mr. Vaccaro expressed a willingness to provide documentation to the District Attorney’s

Office,

In reference to Dennis Johuson’s earlier comments, Supervisor McKenna pointed out that the March 30,
2012 letter included in the agenda materials serves as an addendum to the summary appraisal. (12:13:09)
Ward 2 Supervisor Candidate Dennis Johnson clarified his earlier comments relative to the date of
valuation in the original appraisal. In response to a question, he explained the significance of the date of

valuation.

(12:15:20) Stephen Johnson, of Johnson-Perkins & Associates, introduced himself for the record. In
response to a question, he advised that the effective date of valuation is June 23, 2011. “That was the date
I prepared the initial appraisal on this property and this assignment has gone on and on and on. ... the value
... is reflective of my opinion of value ... on June 23, 2011," He advised that the sales data would need to
be researched to determine any change in the market conditions from one year ago.

Mayor Crowell suggested the necessity of an updated appraisal, and postponed action on the subject item
and item 21. Inresponse to a question, Mr. Johnson estimated a summary update could be provided within
thirty days. Mayor Crowell entertained additional public comment; however, none was forthcoming.

20(B) POSSIBLE ACTION TO APPROVE THE RECOMMENDATION OF THE OPEN
SPACE ADVISORY COMMITTEE TO PURCHASE APN 007-101-55, CONTAINING 20.25
ACRES, LOCATED AT ASH CANYON AND OWNED BY THE JOOST LAND AND CATTLE
COMPANY, INC.,, AND TO AUTHORIZE THE MAYOR AND STAFF TO EXECUTE
DOCUMENTS TO COMPLETE THE TRANSACTION (11:17:32) - Mayor Crowell introduced this
item, and Open Space Property Manager Juan Guzman reviewed the agenda materials in conjunction with
displayed maps. Inresponse to a question, Mr. Guzman pointed out the subject property on a map included
in the agenda materials. In response to a further question, he advised that the subject property has a
conservation reserve zoning designation. In response to a further question, he described the property’s



NRS: CHAPTER 244 - COUNTIES: GOVERNMENT Page 24 of 70

L] L]

NRS 244.279 Sale or lease of right-of-way or water rights to public utility. Exhlblt B

1. A board of county commissioners may sell or lease:

(a) A right-of-way to a public utility as defined in NRS 704.520; and

(b} Water rights to a public utility engaged in the business of furnishing water for municipal, industrial and domestic
purposes 10 customers within the boundaries of the county,
= without first offering those rights-of-way or water rights to the public.

2. If a public utility wishes to dispose of any right-of-way or water right acquired pursuant te subsection 1, it must be
reconveyed to the county.

(Added to NRS by 1983, 524}

NRS 244.2795 Sale or lease of certain real property: Appraisal required; qualifications and selection of appraisers;
disclosure statements; interest of appraiser or related person in property or adjoining property prohibited; effect of
sale or lease in violation of section.

1. Except as otherwise provided in NRS 244.189, 244.276, 244.279, 2442815, 2442825, 244.2833, 244.2835, 244.284,
244.287,244.290, 278.479 to 278.4965, inclusive, and subsection 3 of NRS 486.080, except as otherwise required by federal
law, except as otherwise required pursuant to a cooperative agreement entered into pursuant to NRS 277.050 or 277.053 or an
interlocal agreement in existence on or before Qctober 1, 2004, except if the board of county commissioners is entering into a
joint development agreement for real property owned by the county to which the board of county commissioners is & party,
except for a lease of residential property with a term of 1 year or less, except for the sale or Jease of real property to a public
utility, as defined in NRS 704.020, to be used for a public purpose, except for the sale or lease of real property to the State or
another governmental entity and except for the sale or lease of real property larger than 1 acre which is approved by the
voters at @ primary or general election or special election, the board of county commissioners shell, when offering any real
property for sale or lease:

{a) Except as otherwise provided in this paragraph, obtain two independent appraisals of the real property before selling or
leasing it. If the board of county conumissioners holds a public hearing on the matter of the fair market value of the real
property, one independent appratsal of the real property is sufficient before selling or leasing it. The appraisal or appraisals,
as applicable, must have been prepared not more than 6 months before the date on which the real property is offered for sale

or lease.
(b) Select the one independent appraiser or two independent appraisers, as applicable, from the list of appraisers

established pursvant to subsection 2.

(c) Verify the qualifications of each appraiser selected pursuant to paragraph (b). The determination of the board of county
commissioners as to the qualifications of the appraiser is conclusive.

2. The board of county commissioners shall adopt by ordinance the procedures for creating or amending a list of
appraisers qualified to conduct appraisals of real property offered for sale or lease by the board. The list must:

(a) Contain the names of all persons qualified to act as a general appraiser in the same county as the real property that may
be appraised; and :

(b) Be orpanized at random and rotated from time to time. _ o
3. An appraiser chosen pursuant to subsection 1 must provide a disclosure statement which includes, without limitation,

ail sources of income that may constitute a contlict of interest and any relationship with the real property owner or the owner
of an adjoining rea! property.

4. An appraiser shall not perform an appraisal on any real property for sale or Jease by the board of county commissioners
if the appraiser or & person related to the appraiser within the first degree of consanguinity or affinity has an interest in the
real property or an adjoining property.

5. If real property is sold or leased in violation of the provisiens of this section;

(a) The sale or lease is void; and

(b) Any change to an ordinance or law governing the zoning or use of the real property is void if the change takes place
within 5 years after the date of the void sale or lease,

{Added to NRS by 2005, 1457; A 2005, 2671, 2680; 2007, 2827; 2011, 347, 484)

NRS 244.281 Sale or lease of certain real property: Determination that sale or lease is in best interest of county,
notice; appraisal; exceptions; second offering; effect of sale or lease in violation of section.

. Except as otherwise provided in this subsection and NRS 244.189, 244 .276, 244.279, 244.28135, 244.2825, 244.2833,
2442835, 244 284, 244.287, 244.29G, 278.479 to 278.4965, mnclusive, and subsection 3 of NRS 496.080, except as otherwise
required by federal faw, except as otherwise required pursuant to a cooperative agreement entered into pursnant to NRS
277.05G or 277.053 or an interlocal agreement in existence gn or before October 1, 2004, except if the board of county
commissioners is entering inte a joint development agreement for real property owned by the county to which the board of
county commissioners is a party, except for a lease of residential property with a terin of [ year or less, except for the sale or
lease of real property to a public utility, as defined in NRS 704.020, to be used for a public purpose and except for the sale or
lease of real property larger than 1 acre which is approved by the voters at a primary or general election or special election:

(&) When a board of county commissioners has determined by resolution that the sale or lease of any real property owned
by the county will be for purposes other than to establish, align, realign, change, vacate or otherwise adjust any street, alley,
avenue or other thoroughfare, or portion thereof, or flood control facility within the county and will be m the best interest of
the county, it may;

(]3 Sell the property in the manner prescribed for the sale of real property in NRS 244,282,
(2) Lease the property in the manner prescribed for the lease of real property in NRS 244,283
(b) Before the board of county commissioners may sel} or lease any real property as provided in paragraph (a), it shall:

(1} Post copies of the resolution described in paragraph () in three public places in the county; and
(2) Cause to be published at least once a week for 3 successive weeks, in a newspaper qualified under chapier 238 of

http://www leg.state.nv.us/Nrs/NRS-244 htm) 6/8/2012
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JOHNSON~P‘ERKINS & A SSOCIATES, INC.

REAL ESTATE ADPPRAISERS & CONSULTANTS
Main Offices 295 Holeomb Avenue, Suire 1 w Renn, Nevada 89502 m Telephone (7751 322.1155
Lake Tahoe Office: PO, Rox 11430 w Zephyr Cove, Nevada 89448 w Telephone (775) 583-4787
FAX: Main Office (775) 3221156 m Lake Tabou Office (775) 588-8295
Eeanil: ppareno@yohnsenperking.com o jprtahae @obnsonperkiis cnm
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Seect 12, Gnflis, Mar
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Benjumin (. Juhnson, KAl

August 31, 2012

Mr. Juan Guzman
Open Space Manager i
Carson City Parks and Recreation Department

3303 Butti Way, Building 9
Carson City, Nevada 89701

Re:  Update Appraisal of a Parcel of Land Located at the Southwest Corner of Highway 30
East and Asphalt Drive, Carson City, Nevada

Dear Mr. Guzman:

This is in response to your request for an updated appraisal regarding the property
located at the southwest corner of Highway 50 East and Asphalt Drive, Carson City, Nevada.
The subject property is identified as Carson City Assessor's Parcel Number 008-523-09 and is
owrned by Carson City. The subject site contains 44,627+ square feet or 1.0245+ acres of land

area.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property’s fee simple estate as of June 23, 2011. The effective date of
this update appraisal is August 23, 2012, This update appraisal is intended to be used in
conjunction with the original summary appraisal repert. The descriptive information and I

valuation analysis set forth in the original report will not be repeated in this update analysis.

Bone m Lake Tahoo S|

R12-204



JOHNSON-PERKINS & A SSOCIATES, INC.

REAL L3TATE APIRAISERS & COWSULTANTS

Page 2

The purpose of this update appraisal is to estimate the Market Value of the subject
property’s fee simple estate, as of the current date of value. The intended users of the
appraisal report include Carson City (the seller) and Mr. William Burnaugh (the potential
buyer) and their representatives. The intended wse of the appraisal is to assist in establishing a
sale price with respect to the subject property. Any other use requires the prior written

authorization of this appraisal firm.

This is an update appraisal report that is intended to comply with the Advisory
Opinion 3 (AG-3) of the Uniform Standards of Professional Appraisal Practice. Tn an
updated appraisal analysis, the appraiser addresses any changes in market conditions and the
status of the subject since the effective date of the original appraisal, and analyzes the effect

of these changes in arriving at a current value opinion for the subject property.

This update appraisal report has been prepared in accordance with the Assumptions
and Limiting Conditions and Certification of Appraiser as set forth in the original appraisal

report.

The subject site was inspected on August 9, 2012 by Mr. Johnson and Ms, Fogel and
on August 23, 2012 by Ms. Fogel. Based upon our physical inspection of the subject property
it appears to be physically unchanged from our original date of valuation. A review of'the
zoning, master plan and flood zone for the subject indicates that these factors remain the

same. Set out following is a summary of salient facts for the subject as of the current date of

valuation of August 23, 2012,

= Revns M Lake Tahuoe
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SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS

Property Type

Location

Legal Description

Assessor’s Parcel Number

Owaer of Record

Zoning
Master Plan

Total Land Area
Shape
Topography
Flood Zone

Highest and Best Use

Type of Report

Completion Date of Report

Effective Date of Valuation

Vacant Land

Southwest corner Highway 50 East and Asphalt
Drive, Carson City, Nevada

A portion of the Southeast 1/4 of Section 2,
Township 15 Norlh, Range 20 East, M.D.B.&M.
as per Parcel Map No. 2636, recorded

February 9, 2007 in the Official Records of
Carson City, Nevada at File Number 364303,

008-523-09

According to the Preliminary Title Report
Prepared by Northern Nevada Title Company,
Order No. 1095634-TO, Title is Vested in
Carson City

PC (Public Community)

C/RC (Community/Regional Commercial)
44,627+ Square Feet (1.0245+ Acres)
Triangle

Generally Level

“X”

Secondary Commercial oy Industrial-
Commescial Uses

Update Appraisal Report,
{Advisory Opinton AQ-3)

August 31,2012

August 23, 2012

FINAL “AS IS” MARKET VALUE CONCLUSION $145,000

R12-204
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JOrNSON-ERKINS & A SSOCIATES, INC

REATD ESTATE APPRAISERY & CONSULTANTS

Page 4
UPDATED YALUATION ANALYSIS

In our original appraisal, we utilized a Market Approach tg Value to establish the
Market Value of the subject property. The Market Approach is based on the principle of
substitution which holds that the value of the subject property tends to be set by the price that

would be paid to acquire a substitute property of similar utility and desirability.

As discussed in our original appraisal report, the primary constraints in development
of the subject property are its triangular shape and the presence of multiple utility and access
easements which traverse the site. It is noted that these include surface, overhead and
underground casements. The location and burden of the various easements on the site is
cansidered to limit the subject’s developable land area. The subject’s triangular shape is also
felt to pose constraints on development of the site. Municipal water and sewer service will
need to be extended to the site prior to development of the property. Water service is
available along the south side of Highway 50 East 1,070+ linear feet to the west of the
subject. Sewer service is indicated to be available from the intersection of Highway 50 East

(south side) and Deer Run Road approximately 1,570 feet to the west of the subject parcel.

Although we did conduct a search in the Carson City area for recent sales of vacant
parcels with similar limitations as the subject, no current similar comparable sales were found.

As aresult, it will be necessary to utilize a multiple step valuation process,

First, the unencumbered fee simple value of the subject’s whole parcel will be
estimated. In order to estimate the updated unencumbered fee simple value of the subject, we
have utilized recent commercial Jand sales and listings in the subject market area. Once the
fee simple value of the subject parcel has been estimated, the value of the subject’s net

useable land area will be estimated.

In order to estimate an updated value of the subject’s land area which is encumbered

or has limited use, a percentage factor will be selected which reflects the impact of the

Reno M Lake Tahoo= —_— o

RI12-204




3 e —

JormusON-PERKINS & A SSOCIATES, INC.

— me e i
REAL E3STATE APFPFRAISERS & CONSULTANTS II

Page 5

easements encumbering the subject site. The selected factor will then be applied to the
unencumbered fee simple value to arrive at an estimate of the market value of the subject

owner’s remaining interest in the encumbered/limited use portions of the subject site.

As noted above, neither water nor sewer services have been extended to the subject
site. As the vast majority of the comparable sales have all utilities immediately avaitable, for

the purposes of this portion of the analysis it has been assumed that the subject also has

immediate available of all utilities. Subsequently, an allowance for the cost of extension of
water and sewer to the subject will be deducted to arrive at an estimate of the market vatue of

the subject in its “As Is” condition.

To establish an updated estimate of the Market Value of the subject, we have searched
the Official Records of Carson City for current sales which have occurred singe the date of
our original appraisal report. We have also researched current listings of parcels similar to the

subject, Summarized following are the current sales and listing, |

S —— Reno m Lake Tahaow
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UPDATED COMPARABLE LAND SALES CHART
Zoning Document No.
Sale APN. Sale Date Topography Grantee Sale Price
No, Location Sale Price Tlood Zone Terms of Sale Land Ares Per §F
"ULS-1 0G8-923-17 05-12-11 LI 411870 1 64+ Ac $1295
New Sale | E/S Research Way, $925,000 Level Nevada Health 71,434k SF
295%' § of College X500 Centers, LLC
Pkyry Setler Fingncing
ULS-2 0G5-061-10 12-29-11 AlP 4183232 | 962 AC 54.69
Mew Sale | Industrial Air Park £400,000 Level Click Bond, In¢ 85,378 SF
| §/S Lockheed Way, at A Cash
the §. Terminus of Ryan
Wuoy
ULL-3 Pt 008-151-60 Current Listing GC Qwner of Record 1 03k Ac Asking
321 Meses Street, 08-23-12 Level T & L. Morsani, 44 8674 SF $836
™IS South Curry St,, $375,000 AHD Eral
5/8 Moscs Street, C/Q Campagni
behind Capitai Ford Propertics
Dealership N/A
Sub)ect 008-513-09 Date of PC --- 1.0245% Ac e
Property | SWC Highway S0 Eas( Valuslion C/RC .- 44,617+ §F
& Asphalt Dr, 08-23-12 Level
--- X

Riz-204
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UPDATED COMPARABLE LAND SALES DISCUSSION AND COMPARISON
(Unencumbered Fee Simple Interest, as of August 23, 2012)

In this analysis, the unencumbered fee simple value of the subject parce! will be

estimated. As the comparable sales have all utilities immediately available, for the purposes

of this analysis it has been assumed that the subject also has immediate available of al}
utilities. Therefore, an allowance for the cost to extend water and sewer to the subject wil) be

deducted to arrive at the market value of the subject in its “As Is” condition.

In analyzing current market conditions, we discussed listings and sales activities with

buyers, sellers and brokers. Each of the interviewees indicated that in 2011/2012 the decline

in prices for development land had slowed considerably from the dramatic decreases seen in
the prior three years, It was the sense of the interviewees that while the real estate market
remains soft for development Jand, that there are some signs of stabilization. Based upon

interviews with market participants, and with consideration to the limited sales activity in the

land submarket, no adjustments have been made to the 2011 sales for market conditions.

Updated Sale ULS-1 is the May 2011 sale of a |.64= acre site located on the east side
of Research Way, 295+ feet south of College Parkway. This parcel was purchased by Nevada
Health Centers, LLC and has subsequently been improved with a medical clinic. In
comparison to the subject, this comparable is considered to be a very high indicator primarily

due to its much superior closer in location proximate to the U.S. 395 Freeway/College

Parkway interchange.

Updated Sale ULS-2 is the Decemnber 2011 sale of a 1.96+ acre parcel located on the
south side of Lockheed Way, at the south terminus of Ryan Way. This property is located in
the Airport industrial submarket area. This parce] was purchased by the adjoining property
owner, Click Bond, Inc. as plottage. This comparable is inferior to the subject as the subject

has direct frontage on U.S. Highway 50 East, a major arterial and as the subject is a corner
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site and is zoned for commercial uses. Overall, this comparable, at $4.69 per square {oot is

felt to be a very low indicator of an appropriate per unit land value for the subject.

Listing ULL-3 is the current listing of 1.032 acres located on the north side of South
Curry Street, and the south side of Moses Street in west Carson City. This site is irregular in
shape and has level topography. This parce] is located in a Flood Zone AH (High Risk of
Flood Hazard) and D (possible, but undetermined flood hazards). This site is situated directly
west of the Capital Ford Dealership. Surrounding properties to the west and south are
improved with primarily automotive service related operations. In comparison to the subject,
this comparable requires a large downward adjustment due to its closer-in location. A
downward adjustment is necessary due to this comparable’s listing status. On the other hand,
upward adjustment is necessary as this comparable is partially situated in a floodplain. An
upward adjustment is required due (o the subject’s frontage on U.S. Highway 50. Overall,
this comparable, at $8.36 per square foot, is considered to be a slightly high indicator of an

appropriate per unit land value for the subject.

In summary, Sale ULS-1 at $12.95 per square foot, is considered to be a very high
indicator of an appropriate per square foot value for the subject property. On the other hand,
Sale ULS-2, at $4.69 per square foot, is considered to be a very low indicator of an
appropriate per square foot value, Listing ULL-3, at $8.36 per square foot, was considered to

be a slightly high indicator of an appropriate per square foot value for the subject property.

We have also reviewed the sales and valuation analysis as set forth in our original

appraisaj.

Five sales and four comparable listings were considered in the original appraisal
report, indicating a range in prices from $4.61 to $11.94 per square foot. A per usit land

value applicable to the subject’s 1.0245+ acre parcel, as of June 23, 2011, was concluded at

£8.00 per square foot.

Reno m Lake Tahoe —— ——— ]
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A review of the records of the Carson City Assessor’s offices indicates that none of
the listings utilized in our original report had sold as of the current date of valuation. The
asking prices for three of the four listings utilized remain unchanged as of a current date of

valuation, The asking price for Listing LL.-8 has been reduced from $9.62 to $8.50 per square

foot.

As discussed in our original appraisal, Listings LL-6 and LL-7, at $15.00 and $16.03
per sguare foot, were considered to be extremely high indicators primarily due {o their
locations at a signalized intersection at two arterial readways, listing status, and superior

shape.

Listing LL-8, now at $8.50 per square foot, is considered to be a high indicator of an

appropriate per unit land value for the subject due to its closer-in location, listing status and

superior shape. u

Listing LL~9, at $6.01 per square foot, was considered to be a low indicator of an
appropriate per unit iand value for the subject primarily due to its interior situs, lacking direct

street frontage and exposure, and its inferior access

Summary and Updated Conclusion
In estimating an appropriated per square foot land value for the subject, consideration

has been given to its Highway 50 East frontage, corner situs and access. Consideration is
given to its level topography, size and other physical characteristics. Consideration is also
given to its location on the outskirts of northeast Carson City and its triangular shape.
Consideration is also given to the limited demand for development land and current real estate

market conditions.

Based upon a review of the available data, and with consideration given to the analysis
as set forth above, it js our opinion that our value of $8.00 per square foot, as estimated in cur

original report, is still applicable to the subject’s land area, as of a current date of value.

Reno W Lake Tahooisssse—z — ——
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As previously discussed, the subject property is currently encumbered with multiple
existing public utility and access easements. The next step in this analysis is to apply a
percentage factor to the subject’s unencumbered fee simpie value which reflects the impact of
the easements encumbering the subject site. The selected factor of 50%, as derived in our
original report, is applied to the unencumbered fee simple value to arrive at an estimate of the

market valuc of the subject owner’s remaining interest in the encumbered/limited use portions

of the subject site.

Calculations prepared by Tri State Surveying indicate that the subject’s useable land
area js indicated to be 22,504 square feet. The remaining 22,123+ square feet constitutes the

land area which is either encumbered or has very limited use.

Set out following is a summary of the values of the various compenents of the subject

parcel, assuming immediate availability of utilities.

Land Value Indications - With Utilities to Site
Total Useable Land Area

22,504+ Square Feet x $8.00/SF $180,032

Total Encumbered and Limited Use Land Area
22,123+ Square Feet x $8.00/SF @ 50%* $88.492
$268,524
Total Land Value (Rounded) $270,000

(As Encumbered by Existing Easements)

*Property Owner's Remaining Interest as Encumbered

In the immediately preceding analysis, it has been assumed that municipal water and
sewer service has been extended to the subject site. In discussions with Jeff Sharp, P.E., City
Engineer with the Carson City Puhlic Works Department, it was indicated that neither
municipal water nor sewer service have been extended to the subject parcel. As the subject
site is zoned for commercial uses, prior to development, water and sewer service would be

required to be extended to the site,

—— Rene B Lake Tahos — ==
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Irs our original report an estimate of the total cost to extend water and sewer setvice to
the subject of $188,000 was provided by the Carson City Public Works Department. In recent

discussion with Jeff Sharp, P.E., it was indicated that the cost estimate is still applicable as of

a current date.

As outlined in our original report, it is our opinion that a perspective buyer of the
subject property would deduct an allowance of 60% to 70% of the cost of extending these
utilities, with the anticipation that one or more of the intervening ownerships would pay for

the remaining costs. Applying the 60% to 70% factor range to the $188,000 estimated cost,

results in an estimate of the cost which would be the responsibility of the subject property

owners of $112,800 to $131,600, which is correlated to $123,000.

Deducting the cost of the extension of municipal water and sewer {0 the subject from
the total underlying fee simple land value of $270,000, results in a Market Value estimate for
the subject in its “As Is” condition as of August 23, 2012, of $145,000.

The $145,000 conclusion results in an overall per square foot value for the subject’s

44,627+ square foot parcel of $3.25 per square foot.

As a check of reasonableness as to the per square foot value for the subject, we have

reviewed the land sales utilized earlier in this report as well as the sales data from our original '

report. Sale LS-4 from our original report is located in the immediate neighborhood, to the
north of the subject, and is considered most similar to the subject as to the availability of
utilities. However, the site is currently served by a septic system and a well, requiring a
downward adjustment. This property sold in May of 2010 for $4.77 per square foot of land
area. This parcel is improved with an older metal industrial building which can provide

interim income to the site, requiring a downward adjustment.

——— Rens ® Lake Tuhoe — ——
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We have also reviewed a current Jisting in the immediate subject neighborhood. A

6.54 acre industrial site, located on the south side of Sheep Drive, 650+ feet north of Highway

50 East, is currently available at an asking price of $2.91 per square foot. This site was
previousty used by Granite Constructicn and is improved with a 3,000+ square foot
maintenance/shop structure and two smaller buildings that were utilized as office space with
restroom facilities. This listing is similar to the subject as to the availability of utilities. In
comparison to the subject, this parcel is much larger in size than the subject, but does include
some building improvements. This property is inferior to the subject as is located off the

highway and is zoned for industrial uses.

These comparables indicate a range of $2.91 to $4.77 per square foot of land area.
Overall, the $3.25 per square foot value indication for the subject falls within the range

indicated by these comparables and is considered reasonable.

This update letter is an addendum to our original report and is intended to be used in
conjunction with the initial appraisal. The real property, which is the subject of this update

letter, was valued, as of August 23, 2012, as follows:

FINAL UPDATED ‘AS IS’ MARKET VALUE CONCLUSION $145,000
(As of August 23, 2012)

Respeoifuliy spbmittcd

O,

Stephen R. Johrjson, MA?"SREA
Nevada Ccm d General Appraiser
License Number A.0000003-CG

CmdyL Fogei MAI é

Nevada Certified General Appraiser
License Number A.0002312-CG
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SUBJECT PHOTOGRAPHS

VIEW LOOKING WESTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
* OF THE SUBJECT

VIEW LOOKING SOUTHERLY ALONG ASPHALT DRIVE FROM NEAR
HIGHWAY 50 ADJACENT TO THE SUBJECT
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SUBJECT PHOTOGRAPHS

VIEW LOOKING SOUTHWESTERLY TOWARD THE SUBJECT FROM
ASPHALT DRIVE

VIEW LOOKING WESTERLY TOWARD THE SUBJECT FROM ASPHALT DRIVE
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SUBJECT PHOTOGRAPHS

VIEW LOOKING EASTERLY TOWARD THE EAST PORTION OF
THE SUBJECT SITE

VIEW LOOKING EASTERLY TOWARD THE CENTRAL PORTION OF
THE SUBJECT SITE
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SUBJECT PLOT MAP
(A.P.N. 008-523-09)

Subject Property
Revised Total Land Area: 44,627+ Square Feet (1.0245+ Acres)
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SUBJECT EXHIBIT MAP
(Tri State Surveying)

Subject Qutlined in Yellow
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APPRAISER’S CERTIFICATION

Each of the undersigned do hereby certify that, unless otherwise noted in this appraisal

* We have made a persanal inspection of the property that is the subject of this
report.

s We have no present or contemplated fiture interest in the real estate that is
the subject of this appraisal report.

¢ We have no bias with respect to the property that is the subject of this report or to
the parties involved with this assignment.

¢ To the best of our knowledge and belief, the statements of fact contained in
this appraisal report, upon which the analysis, opinions, and conclusions
herein are based, are true and correct.

+ This report sets forth afl the limiting conditions (imposed by the terms of
my assignment or by the undersigned) affecting the analysis, opinions, and
conclusions cantained in this report.

s The reported analyses, opinions, and conclusicns were developed, and this
report has been prepared, in conformity with the requirements of the Code
of Professional Ethics & Standards of Professional Appraisal Practice of
the Appraisal Institute, which include the Uniform Standards of
Professional Appraisal Practice.

= Qur compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent

event.

» The appraisal was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

¢  Our engagement in this assignment was not contingent upon developing or
reporting predetermined results.

¢ No one other than the undersigned prepared the analyses, conclusions and
opinions concerning real estate that are set forth in this appraisal report.
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* The Appraisal Institute conducts a mandatory program of continuing
education for its designated members. As of the date of this report,
Stephen R, Johason and Cindy Lund Fogel have completed the
requirements under the continuing education program of the Appraisal *
Institute,

* We have the knowledge, the experience and the geographic competency to
complete this appraisal assigmment and have appraised this property type
before.

+ Neither we nor our current employer have been sued by a regulatory
agency or financial institution for fraud or negligence involving appraisal
services.

o This appraisal firm has performed a previous appraisal involving the
subject property within the three years prior to this assignment.

¢ The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

» This is an update appraisal report that is intended to comply with the
Advisory Opinion 3 (AO-3) of the Uniform Standards of Professional
Appraisal Practice, It is intended that this update appraisal report be
utilized in conjunction with the original summary appraisal report of the
subject property, which was prepared by this appraisal firm on July 21,
2011, with an effective date of June 23, 2011.

After careful consideration of all data available, and upon thorough persenal
investigation of the subject property and the comparable properties analyzed, it is our opinion
that the Market Value of the subject property’s fee simple estate, as of August 23, 2012, is set
out as follows:

FINAL UPDATED MARKET VALUE CONCLUSION $145,000
(Fee Simple Market Value As Of August 23, 2012)

Respectfully subngi{jcg.,

L O Ay
A .
S0
SR VN
Stephen R. Johnspn! MAT SREX Fogel, MAI
Nevada Certified &eneral Appraiser Nevada Certified Genera) Appraiser
License Number A.0000003-CG License Number A.0002312-CG
Reno 8 Lake Tahoo ' e
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FAR: Main Gifice {779 322-1156 1 Luke Tuboe Oftice (175) 588-68295
E-mail: jparenotiinhrsonperking.com w jpatshoe@johnsonperking.com

Stephen R Johnson, MAL SREA

Raese Derkins. MAIL SRA

Cynehia Jolinan, ska

Cirdy Lund Fogel, s

Seua 0 Griffin, mal

Oaneel B, Oaks, Mal

Benjamin (2 Johnson, MAI

Karen K. Sander:
Ciregory D Ruztine
Chad Gerken

August 31, 2012

Mr, Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department i
3303 Butti Way, Building 9
Carson City, Nevada £9701

Re:  Update Valuation of the U.S. Highway 50 East and Sheep Drive (Asphalt Drive)
Property, Carson City, Nevada as Encumbered with Existing and Proposed Easements

Dear Mr. Guzman:

This is in response to your request for an updated valuation of the property situated on
the southwest corner of U.S, Highway 50 and Sheep Drive (Asphalt Drive), Carson City,
Nevada, You requested that this update valuation address the value of the subject property as
encumbered with the existing and proposed easements. The subject property is identified as
Carson City Assessor’s Parce] Number 008-523-09 and is owned by Carson City. The subject
site contains a total land area of 44,627+ square feet or 10245+ acres of land area. Although
there are a number of existing easements encumbering the subject property, Carson City is
currently considering granting additional easements which will further encumber the subject
property. The proposed easements include a Building Easement, Parking Easement, a Display
and Sign Easement, and an Access and Drainage Easement.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. We subsequently conducted an updated appraisal with an
effective date of valuation of August 23, 2012, These appraisals addressed the subject
property as encumbered by the exisling easements. Based upon the analysis set forth in the
updated appraisal, the Market Value of the subject property, in its “As-Is” condition as of
August 23, 2012, was estimated to be $145,000. 1t is noted that the Market Value conclusions
for the subject property, as of the effective updated date of valuation, remain the same as set
forth in the original summary appraisal report.

Reno = Lake Tahoe ————— ——
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On March 30, 2012 this firm issued a supplemental letter to the original summary
appraisal report addressing the value of the subject property as encumbered with the existing
and proposed casements. The effective date of valuation was June 23, 2011, the date utilized
in the original summary report. This letter is intended to be an addendum to the original
summary appraisal, the updated appraisal report and the supplemental letter. It is assumed
that the reader has access to and has carefully reviewed the original summary appraisal report,
the updated appraisal as well as the supplemental letter, as a result, the descriptive
information and valuation analyses set forth in the prior appraisal analyses will not be
repeated in this update letter.

The purpose of this update letter is to establish the Market Value of the subject
property as encumbered by the existing easements and the proposed new easements, as of a
current date of valuation. The intended use of this updated valuation analysis is to assist
Carson City in establishing a price for possible sale of the subject property as encumbered by
the existing easements and further being encumbered by the new proposed easements. This
valuation analysis assumes that the new easements are in place and do encumber the subject
property. As the original summary appraisal report addressed the market value of the subject
property as encumbered by the existing easements, while the supplemental letter of March 30,
2012 focused on the valuation of the underlying fee interest of the areas within the new
proposed easements. Detailed descriptions of the proposed new easements and valuation
analyses are set out in the supplemental letter,

The proposed easements involve a Building Easement containing 424+ square feet, a
Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will
encumber 5,614+ square feet. The above land area calculations have been prepared by Ken
Iwamura, P.L.S., with Tri State Surveying L'TD, of Carson City, Nevada, For the purposes of
this valuation analysis, it is assumed that the land area calculations as provided by Tri State
Surveying LTD are accurate.

As previously noted, the Market Value conclusions for the subject property, as of the
August 23, 2012 updated date of valuation, remain the same as set forth in the original
summary appraisal report,

Based upon a careful review of our supplemental letter of March 30, 2012 and update
analysis, it is our opinion that the Market Value of the subject property as encumbered with
existing and proposed easements, as of August 23, 2012, remain the same as set forth in the
supplemental letter at $115,000. Set out following is a chart summarizing the valuation of the
subject property as encumbered by the existing and proposed easements.

Reno B Lake o hoe e i e
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remaitting area, which was previously encumbered, was estimated to have a value of $51,152,
The total value of the subject property as encumbered with the existing and proposed
gasements is $212,9835, which has been rounded to $215,000. This value does not include
consideration of the allocation for the cost of extending water and sewer. Deducting the
proportional allowance for water and sewer extension of $100,000 results in an indicated
value of the subject property as encumbered with the existing and proposed easements of
$115,000.

Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed easements, it is these appraisers’ opinion that the
Market Value of the subject property as encumbered with existing and proposed easements, as
of August 23, 2012, is $115,000.

UPDATED FINAL MARKET VALUE CONCLUSION
{As Encumbered by the Existing & Proposed Easements as of August 23,2012)

The reader is reminded that this updated valuation analysis is intended to be an
addendum to the original summary appraisal, the updated appraisal report and the
supplemental letter addressing the value of the subject property, as encumbered with existing
and proposed easements, therefore, this letter should only be utilized in conjunction with the

prior appraisals.

We appreciate the opportunity of preparing this appraisal and should you have any
additional questions, please do not hesitate to contact us.

ReSpectful]y Sub itted,

RO

S[ephen R. Johrigor], MAJ, SRLA‘-"
Nevada Certified eneral Appraiser
License Number A.0000003-CG

¥Hind Fogel, MAT
Nevada Certified General Appralser
License Number A.0002312-CG
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Karen E. Sanders
Gregory D Ruzzine
Cliad Gerken

Stephen R, Johnsan, Mal, SREA
Reese Perking, a1, ska
Cynthia Johnson, SRa

Cunly Lund Fogel, Mal

Scoe Q. Grilling Mal

Danuel B Daks, Ma1

Benpumin £ Jobnum, Mat

August 31, 2012

Mr. Juan Guzman

Qpen Space Manager

Carson City Parks and Recreation Departiment
3303 Butti Way, Building 9

Carson City, Nevada 89701

Re:  Update Valuation of Proposed Easements/U.S. Highway 50 East and Sheep Drive
{Asphalt Drive), Carson City, Nevada

Dear Mr. Guzman:

This is in response to your request for an updated valuation of the proposed easements
which are planned to be placed on the property situated on the southwest corner of U.S.
Highway 50 and Sheep Drive (Asphalt Drive), Carson City, Nevada. The subject property is
identified as Carson City Assessor’s Parcel Number 008-523-09 and is owned by Carson City.
The subject site contains a total land area of 44,627+ square feet or 1.0245+ acres of land
area. Although there are a number of existing easements encumbering the subject property,
Carson City is currently considering granting additional easements which will further
encumber the subject property. The proposed easements include a Building Easement,
Parking Easement, a Display and Sign Easement, and an Access and Drainage Easement.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. We subsequently conducted an updated appraisal with an
effective date of valuation of August 23, 2012. These appraisals addressed the subject
propetty as encumbered by the existing casements. Based upon the analysis set forth in the
updated appraisal, the Market Value of the subject property, in its “as-is” condition as of
August 23, 2012, was estimated to be $145,000. It is noted that the Market Value conclusions
for the subject property, as of the effective updated date of valuation, remain the same as set

forth in the original summary appraisal report.
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On March 30, 2012 this firm issued a supplemental letter to the original summary
appraisal report addressing the proposed easements which are planned to be placed on the
subject property. The effective date of valuation was June 23, 2011, the date utilized in the
original summary report. This letter is intended to be an addendum to the original summary
appraisal, the updated appraisal report and the supplemental letter, It is assumed that the
reader has access to and has carefully reviewed the original summary appraisal report, the
update appraisal as well as the supplemental letter, as a result, the descriptive information and
valuation analyses set forth in the prior appraisal analyses will not be repeated in this update
letter.

The purpose of this letter is to update the estimated Market Value of the proposed new
easements as they relate to the subject property. The intended use of this update valuation
analysis is to assist Carson City in establishing a price for possible sale of the casements to an

adjacent property owner,

The proposed easements involve a Building Easement containing 424+ square feet, a
Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will
encumber 5,614= square feet. The above land area calculations have been prepared by Ken
Iwamura, P.L.S., with Tri State Surveying LTD, of Carson City, Nevada. For the purposes of
this valuation analysis, it is assumed that the land area calculations as provided by Tri State
Surveying LTD are accurate. For a detailed description of the proposed new easements the
reader is referred to the supplemental letter of March 30, 2012 addressing the valuation of the
propesed easements.

As previously noted, the Market Value conclusions for the subject property, as of the
August 23, 2012 updated date of valuation, remain the same as set forth in the original
summary appraisal report.

Based upon a careful review of our supplemental letter of March 30, 2012 and update
analysis, it is our opinion that the Market Value of the proposed new easements, as part of the
subject’s larger parcel, as of August 23, 2012, remain the same as set forth in the
supplemental letter at $30,000, Set out following is a chart summarizing the valuation of the
subject’s four proposed easement areas and a final estimate of the value of these easements.

Reno B Lake Tahoe sme - e ————
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Summary of Valuation of Proposed Easements
Proposed Building Easement
(424= sf @ $8.00 x 95%) $ 3222
Proposed Parking Easement
(1,169+ st @ $8.00 x 50%% x 90%) $ 4208
Proposed Display Sign Easement
Previously Encumbered
(3,854 sf (@ $8.00 x 50% x 50%) $ 13,874
Not Previously Encumbered
(1,701 s @ $8.00 x 90%) $ 12,247
Value of Display and Sign Easement 3 26,12]
Proposed Access and Dranage Easement
Previously Encumbered
{4,133+ sf @ $8.00 x 50% x 80%) $ 13,226
Not Previously Encumbered
(1,481% sf @ $8.00 x 80%) § 5478
Value to Access and Drainage Easement 5 22,7704
Total Value (Before Water and Sewer) § 56,255
Rounded To $ 55,000
Less Allowance for Water and Sewer Extensions _§ (25,000)
Final Value Conchision of Proposed Easements ,i: 30,000

$4,208;
and the

As is set out on the previous chart, the value of the subject’s proposed Building

Easement was estimated to be $3,222; the value of the Parking Easement was estimated to be

the value of the proposed Display and Sign Easement was estimated to be $26,121;
vatue of the proposed Access and Drainage Easement was estimated to be $22,704.

This totaled an indicated value for the subject’s four proposed easements of $56,255, which
was rounded to $55,000. Deducting the proportional allowance for water and sewer
extensions of $25,000, results in a final indication of the value of the subject’s proposed
easements of $30,000.
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Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed ¢asements, it is our opinion that the Market
Value, as part of the subject’s larger parcel, as of August 23, 2012, is $30,000.

FINAL UPDATED MARKET VALUE CONCLUSION 330,000
(Four Proposed Easements as of August 23, 2012)

The reader is reminded that this updated valuation analysis is intended to be an
addendum to the original summary appraisal, the updated appraisal report and the
supplemental letter addressing the proposed new easements, therefore, this letter should only

be utilized in conjunction with the prior appraisals.
We appreciate the opportunity of preparing this appraisal and should you have any

additional questions, please do not hesitate to contact us.

Respectfully Sub nuted

\ \WQ

Stephen R. Johrigo MAI SREA
Nevada Certified eneral Appraiser
License Number A.0000003-CG

Nevatth Certified General Appfalst‘.r
License Number A.0002312-CG
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A Summary Appraisal
OfA

1.0245+ Acre Vacant Parcel Of Land |

Located At

The Southwest Corner of Highway 50 East and Asphalt Drive,
Carson City, Nevada
A.P.N. 008-523-09 ‘

Owned By

Carson City

Prepared For

Carson City

For the purpose of
Estimating Market Value
Asof
June 23, 2011
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Main Cffice: 295 Holcomb Avenue, Suite 1 m Reno, Nevada 89502 a Telephone (775) 322-1155
Lake Tehoe Office: PO, Box 11430 w Zephyr Caove, Nevada 89448 m Telephone (775) 588-4787
FAX: Main Office {773) 322-1156 m Lake Tahae Office (775) 588-8295
E-mail: jpareno@jnhnsenperking.com s jpraheef@ichnsonperkins.com

Srephen R. Joknson, Mal, SREA Karen K. Sanders
Reese Perkins, Mal, SRA Gregory 1. Ruzzing
Cynthia Johnson, S84 Chad Gerken

(indy Lund Fogel, mal
Scote Q. Griffin, Mal
[Zaniel B Caks, Mal
Benjamin {2, Johnson, MAl

July 21, 2011
Mr. Juan Guzman
Open Space Manager
Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

Re: A Parcel of Land Located at the Southwest Corner of Highway 50 East and Asphalt
Drive, Carson City, Nevada
This is in response to your request for a summary appraisal of a property located at
southwest corner of Highway 50 East and Asphalt Drive, Carson City, Nevada. The subject
property is identified as Carson City Assessor’s Parcel Number 008-523-09 and is owned by
Carson City. The subject site contains 44,627+ square feet or 1.0245+ acres of land area. The

subject property will be more thoroughly described in the following report.

This is a summary appraisal report which is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional
Appraisal Practice for a summary appraisal report. As such, it presents only summary
discussion of the data, reasoning and analyses that were used in the appraisal process to
develop our opinion of value. Supporting documentation concerning the data, reasoning and
analyses is retained in these appraisers’ file. The depth of discussion contained in this report
is specific to the needs of the client and for the intended use as stated herein. This appraisal

firm is not responsible for unauthorized use of this report.

Reno m Lake Tahoe
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It is our understanding that you are requesting an estimate of the Market Value of the
fee simple interest of the subject property as of a current date of valuation. The intended use
of the appraisal is to assist in establishing a sale price with respect to the subject property.

The intended users of the appraisal report include Carson City (the seller) and Mr. William
Burnaugh (the potential buyer) and their representatives. Any other use of the appraisal report

requires the prior written authorization of this appraisal firm.

After careful consideration of all data available, and upon thorough personal

investigation of the subject property and comparable properties analyzed, it is our opinion that
the Market Value of the subject property, as of June 23,2011, is as follows:

FINAL “AS IS” MARKET VALUE CONCLUSION $145,000 i

Respectfuily submitted,

] /,\ ‘
Stephen R. Johrison, MAL-SREA
Nevada Certiftéd General Appraiser
License Number A.0000003-CG

Cindy Lpd Fogel, MAI
Nevada Certified General Appraiser
License Number A.0002312-CG
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SUMMARY OF SALTENT FACTS AND IMPORTANT CONCLUSIONS

Property Type

Location

Legal Description

Assessor’s Parcel Number

Owner of Record

Zoning
Master Plan
Total Land Area
Shape
Topography
Flood Zone
FEMA Map Number

Effective Date
Flood Zone

Highest and Best Use

Type of Report
Completion Date of Report

Effective Date of Valuation

FINAL “AS IS” MARKET VALUE CONCLUSION

Vacant Land

Southwest corner Highway 50 East and Asphalt
Drive, Carson City, Nevada

A portion of the Southeast 1/4 of Section 2,
Township 15 North, Range 20 East, M.D.B.&M
as per Parcel Map No. 2636, recorded

February 9, 2007 in the Official Records of
Carson City, Nevada at File Number 364305.

008-523-09

According to the Preliminary Title Report
Prepared by Northern Nevada Title Company,
Order No. 1095634-TQ, Title is Vested in
Carson City

PC (Public Community)

C/RC (Community/Regional Commercial)
44 627+ Square Feet (1.0245% Acres)
Triangle

Generally Level

3200010104E

January 16, 2009

“X”

Secondary Commercial or Industrial-
Commercial Uses

RI10-186

Summary Appraisal Report
July 21, 2011
June 23, 2011
$145,000
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PURPOSE OF APPRAISAL
This appraisal was prepared for the purpose of estimating the Market Vaiue of the

subject property as of a current date of valuation.

INTENDED USE OF APPRAISAL
The intended users of the appraisal report include Carson City (the setler) and Mr.
William Burnaugh (the potential buyer) and their representatives. The intended use of the
appraisal report is to assist the client, Carson City, in establishing a reasonable sale price for
the subject property. Any other use of the appraisal report requires the prior written

authorization of this appraisal firm.

SCOPE OF APPRAISAL
The preparation of this appraisal included:

¢ Identification, inspection and analysis of the subject property;

» Meetings with representatives of Carson City, the property owners, Tri State
Surveying and Ms. Conmie Muir, a representative of Mr. William Burnaugh, the
potential buyer;

o Identification and analysis of the subject neighborhood;

e Completion of a Highest and Best Use Analysis;

s Research and analysis of recent comparable land sales and listings;

s Completion of a Sales Comparison Approach Analysis, utilizing a Price Per
Square Foot Analysis;

+ Correlation of the value indications to arrive at the “As Is” Market Value of the
subject property as of the effective date of valuation;

s Preparation of a summary appraisal report.

RKeno # Lake Tahoe
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MARKET VALUE DEFINED
Market Value means the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus, Implicit in this definition are the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby:

1) Buyer and seller are typically motivated,
2) Both parties are well informed or well advised, and acting in what they

consider their own best interests;

k) A reasonable time is allowed for exposure in the open market;

4) Payment is made in terms of cash in U.S, dollars or in terms of financial
arrangements comparable thereto; and

5 The price represents the normal consideration for the property sold unaffected
by special or creative financing or sales concessions granted by any one

associated with the sale.’

“AS-IS” MARKET VALUE
The “As-Is” Market Value of the subject property is the condition observed upon the
day of inspection and as it physically and legally exists without hypothetical conditions,

assumptions or qualifications.

PROPERTY RIGHTS APPRAISED
The subject property is appraised as held in fee simple ownership. Fee simple estate is
defined as “Absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police |

power, and escheat,”

! The Dictjonary of Real Estate Appraisal, Fifth Edition; Appraisal Institute; 2010,
2 Source: The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, 2010,

Reno m Lake Taloe
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EFFECTIVE DATE OF VALUATION
The opinions of value, as set forth in this report, apply as of June 23, 2011.

COMPLETION DATE OF REPORT
This appraisal report was completed on July 21, 2011.

TYPE OF REPORT

This is a summary appraisal report which is intended to comply with the reporting
requirerients set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional
Appraisal Practice for a summary appraisal report. As such, it presents only summary
discussions of the data, reasoning, and analyses that were used in the appraisal process to
develop the appraiser’s opinion of value. Supporting documentation concerning the data,
reasoning and analyses is retained in these appraisers’ file. The depth of discussion contained
in this report is specific to the needs of the client and for the intended use as stated herein.

The appraisers are not responsible for unauthorized use of this report.

Reno M Lake Taboe
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NEIGHBORHOOD DESCRIPTION

The subject neighborhood is located in the northeastern portion of Carson City. The
subject neighborhood is generally formed by Airport Road to the west, Arrowhead Drive to
the north, the city limits to the east, and Morgan Mill Road to the south.

Major roadways in the subject neighborhood include U.S. Highway 50, also known as
East William Street, South Edmonds/Fairview Drive and Arrowhead Drive. Airport Road,
which forms the westerly boundary of the subject neighborhood, becomes Coliege Parkway
near the Carson City Airport.

U.S. Highway 50 intersects with North Carson Street (U.S. Highway 395), just north
of the downtown casino core area. This roadway provides access to the residential areas in
eastern Carson City as well as to Moundhouse, Virginia City, Dayton, Silver Springs and
Fallon. Most of the development on U.S. Highway 50 includes retail-commercial uses, office
uses and some limited residential utilizations. U.S. Highway 50 (East William Street)
experiences some of the highest traffic counts in the entire Carson City area. The new U.S.
395 Freeway Bypass has been completed to Fairview Drive in the westerly portion of the
subject neighborbood. The Bypass currently diverts traffic from North Carson Street to
Fairview Drive at the southern end of Carson City. Construction of the Bypass west of
Fairview Drive, is ongoing and it will ultimately connect with Highway 50 West at U.S. 395
South. A full interchange with U.S. 395 is located at U.S. Highway 50.

The southern portion of the neighborhood, along U.S. Highway 50, inciudes primarily
secondary commercial and industrial-commercial development such as retail stores, taverns,
automobile repair facilities, building supply stores, service stations, mobile home sales lots
and used car lots. Additionally, the Gold Dust West Casino is located on the south side of
U.S. Highway 50 at Lompa Lane.

South Edmonds Drive, which becomes Fairview Drive in south central Carson City, is

an arterial roadway through the westerly portion of the subject neighborhood. South

hEnE gREEtee————— —— 1
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Edmonds Drive provides access from U.S. Highway 50 to the residential subdivisions to the
south of the highway as well as to the Carson City Corporate Yard, the Nevada State Prison
and eventually to Fairview Drive. There is a new full interchange at the 1J.S. 395 Freeway P
and Fairview Drive. Arrowhead Drive and Airport Road are secondary arterial streets, which

provide access to the residential areas of northeast Carson City as well as to the industrial

areas around the airport.

Overall, due to the arterial and collector streets, the subject neighborhood is

considered fo have good accessibility to most portions of the Carson City area.

The Carson City Airport is located in the northerly portion of the subject
neighborhood off of College Parkway. There is no regularly scheduled commercial air
service into the Carson City Airport. Most of the traffic is single or twin engine propeller
aircraft or small private jets. The taxiways are asphalt paved and range in width from 35 to 50
feet. There are two primary aircraft parking aprons at the airport providing approximately
| 150 tie-down positions. The Airport does include airfield lighting and is equipped with an
automated weather observation system. Fuel, maintenance and aircraft storage services are

available on the airport property.

The heaviest concentration of industrial development in Carson City is located around
the airport. Development in this area has been fostered by Carson City, the developer of the
Carson City Airpark Industrial Park. The developments within the Carson City Airport
market are primarily light industrial users. The majority of these improvements were
constructed in the mid 1970’s to the mid 1980’s and include a variety of construction ranging
from metal materials to concrete tilt-up and concrete block. A number of newer buildings
have been constructed within the northerly portion of the subject neighborhood. These
improvements generally include light manufacturing, light industrial and high-tech or
fabricating type uses. These developments are both single tenant and multi-tenant projects.

These improvements are currently in average condition.

Reno M Lake Tahoe
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Over the past decade, a second industrial area east of the airport has developed. This
industrial area is known as the Arrowhead Business Park. Development within this park
includes relatively newer buildings which include average to good quality construction and

are currently in average to good condition, including Harley Davidson and CGlI, Inc.

Additional industrial uses are situated in the southeast portion of the subject
neighborhood, south of U.S, Highway 50. These industrial properties are generally located
| along North Deer Run Road or Morgan Mill Road and primarily consist of average to fair
quality warehouse improvements. The Eagle Valley Commercial Center and the Deer Run
Business Plaza are located along Deer Run Road. These business parks include single and
multi-tenant industrial and industrial-commercial users, The Bureau of Land Management

District Office for Carson City is located on Morgan Mill Road west of Deer Run Road.

The Deer Run Industrial Park is situated in the southeasterly portion of the subject
neighborhood. This industrial park has vehicular access from Drako Way, via U.S. Highway
50, and by Morgan Mill Road which connects with Deer Run Road. Deer Run Road
intersects U.S. Highway 50 a short distance to the southwest of the subject. For the most part,
the Deer Run Industrial Park consist of vacant parcels ranging in size from 1.56+ acres, a
maximum parcel size of 37.30+ acres and an average parcel size of 12,52+ acres. All of the

parcels within the Deer Run Industrial Park are zoned GI, General Industrial.

There are also various vacant industrial properties in the southerly portion of the

subject neighborhood that have been purchased for the eventual extension of the V& T
Railroad.

The primary residential development within the subject neighborhood is single family
homes. These single family residential developments are situated both north and south of
Highway 50 East. These homes were constructed in the late 1960°s and early 1970’s and are

generally of average quality and fair to average condition. The properties in the vicinity of

Reno B Lake Tahoemm—————— > ‘______Jj'—-—l
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Airport Road, south of Highway 50 East, involve a fairly high concentration of multi-family

developments which are of average quality and are generally in average condition.

The topography of the subject neighborhood is gently sloping down from north to
south. While most of the neighborhood is located in an area of minimal flooding, there is a
large floodway extending in a northwesterly-southeasterly direction through the Steinheimer
Trust Property, west of Airport Road. The floodway crosses Lompa Lane and U.S. Highway
50 onto the Lompa Ranch. Extensive flood control channels have been constructed along

U.8. Highway 50 as well as along Lompa Lane in order to channelize flood flows and reduce

the impact on surrounding properties.

Recreational opportunities within the subject neighborhood include the Eagle Valley

Golf Course, the Empire Ranch Golf Course, Riverview Park and the Carson River.

All public facilities are immediately available throughout the neighborhood. These
include municipal water and sewer service, electrical service, natural gas, telephone and cable
television. Police protection is provided by the Carson City Sheriff's Department, while fire
protection is provided by the Carson City Fire Department. The Empire School is located in
the southerly portion of the subject neighborhood.

Similar to the rest of the U.S., the current recession has had a negative impact on most

sectors of the local economy. The unemployment rate for the State of Nevada is currently H
reported at 12%, one of the highest in the nation. With the continued softness in the real '
estate market, the area has experienced a significant decline in demand for both residential J

and commercial development,

In summary, the subject neighborhood is located in the northeastern portion of Carson
City, to the north and south of U.S. Highway 50 (East William Street) and west of the new
U.S. 395 Freeway. The subject neighborhood is a mixture of residential, commercial, and
industrial utilizations. The Carson City Airport is located in the northerly portion of the
subject neighborhood.

Reno = Lake Taiunem——___J
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SUBJECT AERIAL PHOTOGRAPH

Subject Qutlined in Yellow
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SUBJECT PHOTOGRAFPHS

A VIEW LOOKING SOUTHEASTERLY TOWARD THE SUBJECT FROM
ASPHALT DRIVE '

A VIEW LOOKING SOUTHEASTERLY ACROSS THE EASTERLY PORTION OF
THE SUBJECT SITE FROM NEAR HIGHWAY 50
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING SOUTHEASTERLY TOWARD THE WEST CENTRAL
PORTION OF THE SUBJECT FROM NEAR HIGHWAY 50

A VIEW LOOKING SOUTHEASTERLY TOWARD THE WESTERLY PORTION OF
THE SUBJECT FROM NEAR HIGHWAY 50

Reno B Lake Tahoe

R10-186 ' _ 13




_—

JormsON-PERKINS & A SSOCIATES, INC.
REAL ESTATE APPRAISERS & CONSULTANTS

————— e

SUBJECT PHOTOGRAPHS

A VIEW LOOKING EASTERLY TOWARD THE EAST PORTION OF THE

SUBJECT SITE

A VIEW LOOKING EASTERLY SHOWING THE OVERHEAD POWER LINES
BISECTING THE SUBJECT
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING NORTHERLY ALONG THE SUBJECT'S EAST ACCESS
POINT FROM HIGHWAY 50

A VIEW LOOKING NORTHERLY TOWARD THE WEST ACCESS TO THE
SUBJECT FROM HIGHWAY 50
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING SOUTHERLY ALONG ASPHALT DRIVE 'FROM NEAR
HIGHWAY 50 ADJACENT TO THE SUBJECT

A VIEW LOOKING NORTHERLY ALONG ASPHALT DRIVE IN THE VICINITY
OF THE SUBJECT

Reno 8 Lake Tahoe
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SUBJECT PHOTOGRAPHS

o e A b e [ R

A VIEW LOOKING WESTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
OF THE SUBJECT

i
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i
"

A VIEW LOOKING EASTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
OF THE SUBJECT
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SUBJECT PLOT MAP
(A.P.N. 008-523-09)
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SUBJECT PARCEL MAP

Mo B

Parcel Map No. 2636
Recorded February 9, 2007
File Number 364305
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SUBJECT FLOOD MAP

Preparad for:

. Inter F'OOd.gﬁ Johnson-Perkins & Associwtes, Inc.
— n;,abm 5851 US Highway 50 E

ww.Interfiood.com e 1-800-252-6633 Carson City, NV BIT01-1411

I

:”t‘- : me GeE mnmﬁwma 2332 oo B4 .wﬁ mwmm Fw bmmmwm
~ Subject Property _ %
Federal Emergency Management Agency’s Flood Insurance Rate Map
Community Panel Number 3200010104E
Effective Date: January 16, 2009 ﬂ
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SUBJECT IDENTIFICATION AND SITE DESCRIPTION

Property Type Vacant Land

Location Southwest corner Highway 50 East and Asphalt
Drive, Carson City, Nevada

Legal Description A portion of the Southeast 1/4 of Section 2,
Township 15 North, Range 20 East, M.D.B.&M
as per Parcel Map No. 2636, recorded February
9, 2007 in the Official Records of Carson City,
Nevada at File Number 364305.

Assessor’s Parcel Number 008-523-09

Owuner of Record According to the Preliminary Title Report
Prepared by Northern Nevada Title Company,
Order No. 1095634-TQ, Title is Vested in

Carson City
Shape Triangle
Land Area 44,627+ Square Feet (1,.0245+ Acres)

The land area for the subject parcel is based upon the exhibit map for the subject

prepared by Tri State Surveying, Ltd. and is assumed to be correct.

Access
The subject property has access from Asphalt Drive along its east property line and

from Highway 50 East just to the north. It was noted at the time of inspection that the subject
has two access points from Highway 50 East. Asphalt Drive, adjacent to the subject, is a two-
lane, two-way, asphalt paved rural roadway which is not improved with concrete curbs,
gutters, or sidewalks. Asphalt Drive becomes Sheep Drive a short distance south of the
subject. Highway 50 East, in the vicinity of the subject, is a four-lane, two way major arterial
roadway which is improved with a center turn lane. This roadway, in the vicinity of the
subject, is not improved with concrete curbs, gutters, or sidewalks. Overall, the subject

property has adequate to good access.

21
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Zoning

following:
L

Master Plan

continue to oceur in some arcas. Secondary complementary uses include restaurants,

specialty markets, specialty stores (such as furniture, computers, office supplies or clothing

stores).
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The primary allowed uses in the Commercial/Regional Commercial master plan
districts include a mix of retail and commercial services in a concentrated and unified center

that serves the local community. Single use highway-oriented commercial activities will

purposes of this appraisal, it is assumed that the soil conditions are adequate to support a wide

variety of development.
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PC (Public Community)

Public community (PC) means facilities and uses that serve primarily a large portion

of Carson City. The purpose of the public community (PC) district is to achieve the

To accommodate the wide range of public institutional and auxiliary uses
which are established in response to the health, safety, cultural and welfare
needs of the citizens of the city.

To organize the assemblage of specific, nonprofit and profit public facilities
into efficient functionally compatible, and attractively planned administrative
centers in conformance with the master plan and to establish special use permit
approval for all uses thereby ensuring compatibility with adjacent more
restrictive districts. All public community (PC) district development standards
relative to lot area, setbacks, building height, landscaping, off-street parking
and signs shall be based on requirements and conditions of the special use
permit.

To establish site plan approval for many uses thereby ensuring compatibility
with adjacent more restrictive districts and to organize the assemblage of
specific, nonprofit and profit public facilities into efficient functionally
compatible and attractively planned uses in conformance with the master plan,

C/RC (Commercial/Regional Commercial)

Soils and Topography
The subject parcel has generally level topography. These appraisers were not
provided with a soil survey for the subject site. It has been noted that surrounding

development does not appear to have been adversely impacted due to soil conditions. For the
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Flood Zone
FEMA Map Number 3200010104E
Effective Date January 16, 2009
Flood Zone wxr

Reference to the Federal Emergency Management Agency (FEMA) Flood Insurance
Rate Map for the subject indicates that the subject lies within a Flood Zone “X”. A Flood

Zone “X” designates areas of minimal flooding potential.

Earthquake Zone Risk Zone 3

According to the most recent Uniform Building Code, the subject property is located
in a Seismic Risk Zone 3. This zone encompasses areas which have a number of local faults
and where there is relatively strong probability of moderate to strong seismic activity.

Seismic Risk Zone 3 is characteristic of the entire area.

Hazardous Substances
Our standard on-site inspection of the subject property did not reveal any readily

apparent evidence which would suggest the presence of contaminates or hazardous wastes on

the subject property. For the purposes of this appraisal, it is assumed that the value of the

subject property is not negatively impacted by the existence of toxic materials or hazardous

waste,

Utilities
Water Carson City needs to be extended
Sewer Carson City needs to be extended
Natural Gas Southwestern Gas
Electric NV Energy
Telephone AT&T

Electric, telephone and natural gas service are immediately available to the subject
property. In discussions with Jeff Sharp, P.E., City Engineer with the Carson City Public
Works Department, it was indicated that neither municipal water nor sewer service have been

extended to the subject parcel. As the subject site is zoned for commercial uses, prior to

Reno o Lake Tahoe
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subject parcel.
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development water and sewer service would be required to be extended to the site. Based
upon a review of utility exhibit maps and calculations prepared by Carson City, it is indicated
that water service is available along the south side of Highway 50 East 1,070+ linear feet to
the west of the subject. Sewer service is indicated to be available from the intersection of

Highway 50 East (south side) and Deer Run Road approximately 1,570 feet to the west of the
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Surrounding Development
The properties to the west of the subject are improved with commercial and industrial-

commercial uses including a used car lot, United Rentals and the Eagle Valley industrial
business park. The property to the south of the subject is improved with the Capitol Loans
commercial building and storage yard. The East Carson RV Storage facility is to the south of
the Capitol Loans property. The property to the east of the subject, on the east side of Asphalt
Drive, is a large tract of vacant land. The property to the southeast is improved with a power
substation site. Older shop buildings and outside storage areas are situated on the properties

on the south side of Sheep Drive, south of the subject, including the Granite Construction

if—m s o0 B Lake Tahoes
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facility. The Eagle Valley golf course is located to the north of the subject on the north side
of Highway 50 East.

Easements

We were provided with a Preliminary Title Report for the subject property prepared by
Northern Nevada Title Company, dated January 21, 2011, Order No. CC-1095634-TO. A
copy of the Preliminary Title Report for the subject is set out in the addenda. According to

the Preliminary Title Report exceptions and exclusions include;

» Reservations as set forth in Patent from the United States of America, including
rights for pipeline purposes granted to Southwest Gas Corporation, a Right-of-
Way for a Federal Aid Highway, and those rights for transmission line purposes
granted to Sierra Pacific Power Company, its successors or assigns;

* An easement granted to Sierra Pacific Power Co. (now NV Energy) to construet,
erect, alter, improve, repair, operate and maintain an electric power distribution

and transmission line;

* An easement granted to Sierra Pacific Power Co. (now NV Energy) and Nevada
Bell (now AT&T) to construet, operate and maintain overhead and underground
electric power and communications lines;

» Provisions of the General Highway Act for improvements, repairs or landscaping
to the public highway (U.S. Highway 50), located along the boundary of the
subject property;

» Resclution of Abandonment and a Resolution of Relinquishment of portions of
State Highway Right-of-Way;

s Resolution of the Carson City board of Supervisors consenting to the Nevada
Department of Transportation relinquishment of portions of U.S. Highway 50 East
to Carson City;

* Multi-Use License executed between William & Jeana Burnaugh, Licensee and the
State of Nevada, acting by and through its Department of Transportation, Licensor;

o Notes, easements and recitals as set forth on Record of Survey Map No. 2636.

In order to delineate the easements encumbering the subject site, Tri State Surveying,
LTD has prepared an exhibit map for the subject. A review of the exhibit map indicates that

there is an existing 10 foot wide gas pipeline easement encumbering the northeast corner of

Reno M Lake Tahos e _—-"_’—‘J
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the subject site. An overhead electric power line traverses the central portion of the subject

parcel in a northeast to southwest direction. An underground communications line generally
paraliels the overhead electric power line. According to the exhibit map the power line and

underground communications line easements combined, are 50 feet in width. A 10 foot wide |
i Sierra Pacific Power Co. (now NV Energy) and Nevada Bell (now AT&T) easement is
situated in the south central portion of the subject site and runs in a north/south direction. A |
28 footl wide access easement is denoted in the westerly portion of the subject site. A review
| of the exhibit map also indicates that the very northeast corner of the adjacent (to the south) |

property owner’s retail building is encroaching onto the subject site.

A review of the Exhibit Map indicates that the subject’s useable land areas, lying
l outside the easement areas described above, include 6,654+ square feet in the north central |
portion of the site, 7,368+ square feet in the northeast corner of the site and 8,482+ square feet
Il in the southeast corner of the site. The total useable land area is indicated to be 22,504+ |

square feet or .517+ acres.

The remainder of the subject land area is either encumbered with the existing
easements as outlined previously, or involves long, narrow triangular shapes. The subject W
contains a total land area of 44,627+ square feet. Deducting the useable land area of 22,504+
square feet from the total land area of 44,627+ square feet results in 22,123+ square feet of

land area which is encumbered or has limited use.

Total Land Area Subject Parce] 44,6274+ Square Feet

Useable Land Areas:
Parce] A (North Central Portion of Subject Site} 6,654+ Square Feet
Parcel B (Northeast Corner of Subject Site) 7,368+ Square Feet
Parcel C (Southeast Corner of Subject Site) 8,482+ Square Feet
Total Useable Land Area 22,504+ Square Feet

Encumbered/Limited Land Area 22,123% Square Feet

Reno M Lake Tahee e J
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It is our understanding that no permanent structures may be constructed within the
easement areas. It is further our undersianding that the easement areas may be utilized for
parking, access and landscaping is allowed. The presence of the multiple utility and access
easements, which traverse the subject site, will impose constraints on development of the
subject property. It is noted that these mclude surface, overhead and underground easements.
The location and burden of the various easements and encroachments on the site is considered
to limit the subject’s developable land area. Prior to development, strategic planning on the

location of any proposed improvements would need to occur.

The reader is referred to the Exhibit Map set forth on the following page to better

visualize the easements and encurnbrances on the subject property.

i\
i
|
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Subject Sales History
There have been no arms length sales of the subject parcel in the past five years. '
Tax Data
Tax Year 2010-2011 2011-2012
Assessor’s Parcel Number 008-523-09 008-523-09
Assessed Values
Land $93.305 $77.754
Improvements $0 $0
Total Assessed Values $93,305 377,754
Exemptions $93,305 877,754
Taxable Value $266,586 $222,154
Taxes Exempt Exempt
’ Under Nevada State Law, the Carson Assessor’s Office is required to estimate the

taxable value of land based upon its full cash value. A 35% assessment ratio is then applied

to the taxable value of the property to arrive at its assessed value.

Not-for-profit organizations, quasi-governmental, and governmental organizations are

exempt from real estate taxes.

Improvements
1t is our understanding that the subject land is currently leased to Capitol City Loans,
There is chain link fencing and perimeter landscaping (along Asphalt Drive) in the southeast

corner of the subject site, which is a portion of a fenced storage yard utilized by the tenant.
There is asphalt paving and signage for Capitol City Loans in the west central portion of the
site. The very northeast corner of the adjacent (to the south) property owner’s retail building
is encroaching onto the subject site. It is our understanding that these are tenant

improvements which were installed by the owner of Capitol City Loans at his expense. Asa

result, these improvements will not be considered in the valuation of the subject land.

e
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Summary and Conclusion
In summary, the subject parcel is triangular in shape and contains 44,627+ square feet

or 1.0245% acres of land area. The property is located in northeast Carson City at the
southwest corner of Highway 50 East and Asphalt Drive. The site is zoned Public
Community and master planned Community/Regional Commercial. The site has generally
level topography. Electric, gas and telephone services are immediately available to the

subject site. Municipal water and sewer service will need to be extended to the site prior to

development of the property.

Reference is made to photographs and plot plan contained elsewhere in this appraisal

report, which will enable the reader to more clearly visualize the subject property.

sl —————— Reno M Lake Tahoe
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—-  HIGHEST AND BEST USE ANALYSIS

Highest and best use is defined in the 5™ Edition of The Dictionary of Real Estate
Appraisal (Appraisal Institute, Chicago, 2010) as “The reasonably probable and legal use of
vacant land or an improved property, which is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteria the highest and best

use must meet are legal permissibility, physical possibility, financial feasibility, and

maximum productivity.”

Physically Possible
In assessing the areas of physical possibility, consideration is given to the subject’s

physical characteristics. Consideration is also given to any constraints on development of the
subject site as a result of its location or physical features. The subject site is a vacant parcel
of land containing a total land area of 44,627+ square feet or 1.0245+ acres of land area. The
property is located in northeast Carson City at the southwest corner of Highway 50 East and
Asphalt Drive, The subject is situated on the outskirts of the city, approximately one mile
west of the Carson City/Lyon County line. The predominant land uses surrounding the
subject site consist of a variety of secondary commercial and industrial-commercial
utilizations and large tracts of vacant land. The subject parcel 1s triangular in shape and has
level topography. Electric, gas and telephone services are immediately available to the
subject site. Municipal water and sewer service will need to be extended to the site prior to
development of the property. Based upon a review of utility exhibit maps and calculations
prepared by Carson City, it is indicated that water service is available along the south side of
Highway 50 East 1,070+ linear feet to the west of the subject. Sewer service is indicated to
be available from the intersection of Highway 50 East (south side) and Deer Run Road

approximately 1,570 feet to the west of the subject parcel.

The subject property has street frontage on U.S. Highway 50 and Asphalt Drive. The
subject has two access points from Highway 50 East and access from Asphalt Drive. Asphalt
Drive becomes Sheep Drive a short distance south of the subject. Overall, the subject

property is considered to have good access and good street exposure. There are no known,

L
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earthquake hazards, flood hazards or soils conditions which would impact the subject’s

development potential.

The primary development constraints of the subject property are its triangular shape
and the presence of multiple public utility easements which traverse the north central,
northeast and southeast portions of the site. It is noted that these include both overhead and
underground easements. It is our understanding that no permanent structures may be
constructed within the easement areas. The location and burden of the various easements on
the site is considered to severely limit the subject’s developable land area. Prior to
development, municipal water and sewer service will need to be extended to the site.
However, it is noted that both water and sewer service are reasonably available to the site.
Existing water and sewer main lines are situated approximately one block to the south of the

subject, proximate to the intersection of Highway 50 East and Arrowhead Drive.

Overall, the subject property has certain physical constraints for development

including its triangular shape and as it is encumbered by a number of public utility easements,

Legally Permissible

The subject is zoned Public Community (PC). The purpose of the PC district is to
accommodate public institutional and auxiliary uses which are established in response to the
health, safety, cultural and welfare needs of the citizens of the city. It is further the purpose of
the PC district to establish site plan approval for many uses, thereby ensuring compatibility
with adjacent, more restrictive districts and to organize the assemblage of specific, nonprofit
and profit public facilities into efficient functionally compatible and attractively planned uses
in conformance with the master plan. The subject is master planned Commercial/Regional
Comrercial. The primary allowed uses in the Commercial/Regional Commercial master plan
districts include a mix of retail and commercial services in a concentrated and unified center
that serves the local community. Single use highway-oriented commercial activities will

continue to occur in Some areas.
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Overall, the subject’s legally permissible uses include a variety of public facility, retail

and service oriented commercial uses.

Financially Feasible & Maximally Productive
The highest and best use of the subject site must be financially feasible. To be

financially feasible, there must be adequate demand to support the highest and best use of the
subject property. To be maximally productive, the highest and best use of the subject must be

the most intense use to which the site could be developed and remain financially feasible.

In assessing the financially feasible and maximally productive uses of the subject

parcel, consideration must be given to the subject’s physical constraints and legally
permissible uses, Development of the subject parcel is considered limited due to its triangular
shape, and presence of multiple utility easements located throughout the site. The subject is
zoned Public Community and is master planned Commercial/Regional Commercial. The
subject’s zoning and master plan designations would permit a variety of public facility, retail
and service oriented commercial uses. As the subject is located on the outskirts of the city; it
is our expectation that secondary commercial or industrial-commercial uses, similar to

surrounding development, would represent the financially feasible and maximally productive

uses of the site.

To be financially feasible, there must be adequate demand to support the highest and
best use of the subject property. As previously noted, the real estate market has seen a
significant slowdown over the past several years. As a result of the very limited demand for
commercial or residential development, demand for development land has been extremely
limited. Most land transactions, within the market, have involved residential sites with

finished lots, or properties with partial approvals for development.

Due to the current soft market conditions, and with strong consideration given to the
subject’s physical constraints, it is these appraisers’ opinion that it would be unlikely that the

subject would be developed with any kind of project in the near future. Therefore, it is our

Reno M Lake 'I'ahm@
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opinion that the highest and best use of the property is for speculative holding, until demand
warrants development with secondary commercial or industrial-commercial utilizations. If is
recognized that development of structures would be constrained to the subject’s land area
outside of the multiple public utility easements areas located on the site. Those areas within
the existing easements could be utilized for parking, storage yard, set backs or landscaping
requirements. The subject’s triangular shape is also felt to pose constraints on development of
the site. Prior to development, municipal water and sewer service will need to be extended to

the site,

With consideration given to the current soft economy and to the very limited demand
for vacant development land, it is these appraisers’ expectation that the most likely purchaser
of the subject would be an investor who would anticipate a lengthy holding period until
economic conditions improve. The subject site would also appeal to an adjacent property
owner as plottage for future expansion, upon improved economic conditions, and could serve

an interim use such as parking or outdoor storage.

T
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INTRODUCTION TO VALUATION ANALYSIS

There are typically three approaches to value an appraiser generally considers in
estimating the Market Value of a property. These approaches include the Cost Approach, the
Income Approach and the Sales Comparison Approach. As the subject property is vacant
land, the Income Approach to Value and the Cost Approach to Value are not considered
applicable. For the purposes of this analysis, we will utilize a Sales Comparison Approach to

Value.

As previously discussed, the primary constraints in development of the subject
property are its triangular shape and the presence of multiple utility and access easements
which traverse the site. It is noted that these include surface, overhead and underground
easements. The location and burden of the various easements on the site is considered to limit
the subject’s developable land area. The subject’s triangular shape is also felt to pose
constraints on development of the site. Municipal water and sewer service will need to be
extended to the site prior to development of the property. Water service is available along the
south side of Highway 50 East 1,070 linear feet to the west of the subject. Sewer service is
indicated to be available from the intersection of Highway 50 East (south side) and Deer Run

§| Road approximately 1,570 feet to the west of the subject parcel.

The subject property is currently encumbered with multiple existing public utility and
access easements, as described previously. Additionally, neither municipal water nor sewer
service has been installed to the site. Although we did conduct a search in the Carson City
area for vacant parcels with similar limitations as the subject, no current similar comparable

sales were found. As a result, it will be necessary to utilize a multiple step valuation process.

First, the unencumbered fee simple value of the subject’s whole parcel will be
estimated. In order to estimate the unencumbered fee simple value of the subject, we have
utilized recent commercial land sales and listings in the subject market area. Once the fee
simple value of the subject parcel has been estimated, the value of the subject’s net useable

land area will be estimated.

L
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In order to estimate the value of the subject’s land area which is encumbered or has
limited use, a percentage factor will be selected which reflects the impact of the easements
encumbering the subject site. The selected factor will then be applied to the unencumbered
fee simple value to arrive at an estimate of the market value of the subject owner’s remaining

interest in encumbered/limited use portions of the subject site,

As noted above, neither water nor sewer services have been extended 1o the subject
site. As the vast majority of the comparable sales have all utilities immediately available, for
the purposes of this analysis it has been assumed that the subject also has immediate available
of all utilities. As a result, an allowance for the cost of extension of water and sewer to the

subject will be deducted to arrive at an estimate of the market value of the subject in its “As

Is” condition.

The following chart sets forth a summary of comparable land sales which are
considered similar to the subject property. For the purposes of this analysis, the valuation
analysis will be made on a price per square foot basis, assuming utilities are immediatety

available to the subject.

L _
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COMPARABLE LAND SALES CHART
Zoning Document No.
Sale APN. Sale Date Topegraphy Grantee Sale Price
No. Lacation Sale Price Flood Zone Terms of Sale Land Area Per 8F
Ls-1 001-191-06 12-10-09 RO 396083 320k Ac $8.61
812 N. Division Sireet $120,000 Level Herman Bauer 13,930+ ST
S/8 of W. Ann Street, Btw. Shaded X Cash
N. Division St & N.
Minnesota St.
LSs-2 008-384-13 02-26-10 Gl 358248 1.00= Ac $11.94
5130 Highway 50 East §520,000 Level Silver Sage 43,560+ SF
NEC Iwy 50 E. & Sunrise X & AE Village, Ltd.
Dr.
LS-3 002-101-86 (Now 88 & 89) 05-20-10 MFA 402972 31.484% Ac $4.61
1820 Russeli Way §£706,000 Leve! to Gentle Sierra Ridge 151,763+ SF
W/S Russell Way, 930" N. AE Cash to Seller
of Highway 50 East
LS-4 008-522-12 & 13 05-28-10 Gl 401230 235+ Ac $4.77
i 6301 Highway 50 East £330,000 Level to Gentle Emest Chambers 111,678+ SF
100+' 8. of Highway 50E, X Sefler Financing
223" W._of Drako Way
L8-5 009-112-02 10-22-10 RC ( 405670 146x Ac $11.23
3449 8, Carson St, $714,000 Lewvel Halle Propertics 63,598 SF
N/§ S, Carson St. (1.8, 395), AH Cash to Seller
1/3+ mile E, of Sonoma St, 1
Li-6 008-391-14 Current Listing Gl N/A 112+ Ac Asking
NEC Highway 50 East & 02-15-11 Level 1o Gentle Carson Capital 48,787= 8F $15.00
Arrpwhead Dr. $73).805 X Investors, LP
L1-7 008-391-13 Current Listing Gl N/A 232% Ac Asking
NWC Highway 50 Fast & 02-15-11 Level to Gentle CBC, Lud 101,055+ SF $16.03
Arrowhead Dr. $1,620,000 X Joanne Ballardini
LL-8 008-152-06 Current Listing GC N/A 3.82= Ag Asking
§/8 Highway 50 East, a1 the 02-15-1} Level 1o Gentle Meawrice Crock, 166,399+ SF §9.62
S. terminus of Humboldt Sz, $1,600,000 Trustee
200" W. of U.S. 365
E LL-% 008-271-2% Current Listing GC Cwner of Record B6k Ac Asking
390+ W, of College 05-19-11 Level LDS, LLC 37,4624 SF $6.01
Parkway and 140&° N, of £225,000 X N/A
Highvway 50 East
Subject 008-523-09 Date of PC v 1.0245+ Ae -
Property | SWC Highway 50 East & Valuation C/RC .- 44,627+ SF
Asphalt Dr, 06.23-11 Level
) X L
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COMPARABLE LAND SALES DISCUSSION AND COMPARISON
(Unencumbered Fee Simple Interest)

The comparable sales set out previously indicate dates of sale ranging from December
of 2009 io December of 2010. The listings are current as of the date of valuation. The
comparables range in size from .32+ acres to 3.824+ acres as compared to the subject parcel,
which contains 1.0245+ acres. The sale prices range from $4.61 to $11.94. The asking prices
for the listings range from $6.01 to $16.03 per square foot of land area. In this analysis, the

unencumbered fee simple value of the subject parcel will be estimated.

—

As the vast majority of the comparable sales have all utilities immediately available,
for the purposes of this analysis it has been assumed that the subject also has immediate
H available of all utilities. Therefore, an allowance for the cost to extend water and sewer to the

subject will be deducted to arrive at the market value of the subject in its “As Is” condition.

As each of the sales involved cash or cash equivalent transactions, no adjustments are

necessary due to terms of sale.

Sale LS-1 is located at 8§12 N. Division Street in central Carson City. This
comparable is situated on the south side of West Ann Street between N, Division Street and u
N. Minnesota Street. This comparable has level topography and all utilities were installed to
the site at the time of sale. This site is zoned Residential Office and is in a Flood Zone

“Shaded X, This parcel contains .32+ acres or 13,939+ square feet of land area. According

to the listing agent, Mr. John Uhart, of John Uhart Commercial Real Estate Services, the

existing older residential improvements were to be removed prior to sale. This property was

listed for $130,000. The sale price was $120,000 which equates to $8.61 per square foot.

In comparison with the subject, this comparable requires a large upward adjustment
due to the subject’s highway frontage. Further upward adjustment is required due to the

subject’s more intensive commercial development potential. On the other hand, a downward

adjustment is necessary due to this comparable’s older date of sale in a declining market,
- z RL‘.DO | La}(e Tdh\')&——a_—'__——'—*_'*-———-'

R10-186 46




]OHNSON~PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

_———=

Downward adjustments are required due to this comparable’s closer-in location, much smaller
size, and superior shape. This comparable is similar to the subject in regards to comer situs,
topography and flood zone. Owverall, this comparable, at $8.61 per square foot, is considered
to be a high indicator of an appropriate per unit land value for the subject’s unencumbered fee

simple interest, with utilities immediately available.

Sale L.S-2 is located at 5130 Highway 50 East in the subject neighborhood. This
comparable is situated at the northeast comer of Highway 50 East and Sunrise Drive. This
site was improved with the McKinnish RV sales lot. This parcel contains 1.00+ acre or
43,560+ square feet, has level topography and is slightly irregular in shape. This comparable
is zoned General Industrial and all utilities were available to the site at the time of sale. This
site 1s situated in a Flood Zone X, areas of minimal flooding potential, and Flood Zone AE,
high risk flood hazard areas. This corner parcel has good highway visibility and adequate to
good access. [t is noted that this property was purchased by the adjoining property owner.
This owner’s adjacent property is improved with the Silver Sage Industrial Park.

In comparison with the subject, this comparable requires a minor upward adjustment

as a portion of the site is in a Flood Zone AE, areas of high risk of flooding, whereas, the

entire subject site is located outside the floodplain. On the other hand, a downward
adjustment is necessary due to this comparable’s date of sale in a declining market. A
downward adjustment is required due to this comparable’s somewhat superior location,
proximate to more dense development including existing commercial and commercial- i
industrial uses. Downward adjustments are required due to this comparable’s superior shape

and plottage considerations. This comparable is similar to the subject in regards to highway
frontage, comer situs, topography and development potential. Overall, this comparable, at

$11.94 per square foot, is considered to be a very high indicator of an appropriate per unit L
land value for the subject’s unencumbered fee simple interest, with utilities immediately

available.
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Sale LS-3 is located at 1820 Russell Way, approximately 930 feet north of Highway
50 East. The site is situated a short distance northwest of the U.S. 395/Highway 50 East
interchange. The site has [evel to gently sloping topography and all utilities were reasonably
available at the time of sale. The property contains 3.484+ acres of land area and is currently
being improved with an apartment project. This parcel is slightly irregular in shape. This
comparable is zoned Multi Residential and is situated in a Flood Zone AE, which denotes

high risk flood hazard areas.

In comparison with the subject, this comparable requires upward adjustments due to
its secondary location and due to the subject’s superior highway frontage. Further upward
adjustments are required due to this comparable’s much larger size and due to the subject’s
commercial development potential. An upward adjustment is required due to the subject’s
corner situs. Further upward adjustment is necessary as this comparable is situated in a
floodplain. On the other hand, a downward adjustment is necessary due to this comparable’s
date of sale. A downward adjustment is required due to this comparable’s superior shape.
Overall, this comparable, at $4.61 per square foot, is considered to be an extremely low
indicator of an appropriate per unit land value for the subject’s unencumbered fee simple

interest, with utilities immediately available.

Sale LS-4 is located at 6301 Highway 50 East, in the immediate subject
neighborhood, This property is situated approximately 100 feet south of Highway 50 East
and 223+ feet west of Drako Way. Access is provided to this property by a graded dirt access
road via Drako Way. The site has level to gently sloping topography being several feet above
grade with Highway 50 East. Electric and telephone service were immediately available at
the time of sale. The property is served by a septic tank and well. The property consists of
two adjoining parcels containing a total land area of 2.55+ acres. The northerly parcel is
improved with a fair to average quality older metal industrial building which was built in

1978. The southerly parcel is vacant and is enclosed with chain link fencing. It was noted at

the time of inspection, that the central portion of the site is traversed by an overhead power
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line. This site is irregular in shape. This comparable is zoned General Industrial and is

situated in a Flood Zone X, which denotes areas of minimal flood hazard.

In comparison with the subject, this comparable requires a large upward adjustment
due to the subject’s superior direct access from Highway 50 East. Further upward adjustment
is required due to the subject’s corner situs. Upward adjustments are required due to this
compatable’s larger size and as the central portion of the sale property is traversed by a major
overhead power line, On the other hand, a downward adjustment is necessary due to this

comparable’s date of sale. A downward adjustment is required as this comparable’s

improvements can generate income as an interim use. This comparable is similar to the
subject in regards to general location, shape, topography and flood zone. Overall, this
comparable, at $4.77 per square foot, is considered to be an extremely low indicator of an
appropriate per unit land value for the subject’s unencumbered fee simple interest, with

utilities immediately available.

Sale LS-5 is located at 3449 South Carson Street (U.S. 395) in south Carson City.
The site is situated on the north side of South Carson Street approximately 1/3 mile east of
Sonoma Street. The site has generally level topography and all utilities were available at the
time of sale. The property contains 1.46+ acres of land area and is currently being improved
with a Discount Tire store. This parcel is slightly irregular in shape, This comparable is

zoned Retail Commercial and is situated in a Flood Zone AH, which denotes high risk flood
hazard areas.

In comparison with the subject, this comparable requires an upward adjustment as it is
situated in a floodplain. On the other hand, a large downward adjustment is necessary due to
this comparable’s superior closer in location on South Carson Street, a major commercial
corridor. As this comparable is a relatively recent sale, only a minor downward adjustment is
considered necessary due to its date of sale. A downward adjustment is required due to this

comparable’s superior shape. Overall, this comparable, at $11.23 per square foot, is
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considered to be a very high indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

Listings LL-6 and LL-7 are located at the northeast and the northwest comers of
Highway 50 East and Arrowhead Drive in the subject neighbdrhood. Highway 50 East and
Arrowhead Drive is a signalized intersection. These properties are zoned General Industrial
and are master planned Mixed Use Commercial, due to their situs on a major access corridor.
The parcels are situated in a Flood Zone X which denotes areas of minimal flooding potential.
All utilities are available to each of these parcels. In an interview with Mr. Al Souza, of
Capurro Souza Real Estate, it was indicated that there has been little interest in Listing LL-5,
at the asking price of $15.00 per square foot. Mr. Souza did indicate that, it was his opinion,
that an asking price in the $9.00 to $10.00 range may be more realistic under the current soft
market conditions. According to the listing agent, Ms. Andie Wilson of Coldwell Banker
Commercial, the owner of Listing LL-6 has completed site improvements providing direct
access from Highway 50 East. This property includes a conceptual site plan for a
convenience store and fast food components. Ms. Wilson did indicate that the property has
been listed at the asking price of $16.03 for some time and there has been very little interest in

the site.

In comparison with the subject, Listing LL-7 requirgs an upward adjustment due to the
subject’s smaller size. On the other hand, each of the comparables require large downward
adjustment as they are located at a signalized inlersection at two arterial roadways. Each of
the comparables requires a downward adjustment due to their listing status. Listing LL-7
requires further downward adjustment due to its superior shape as compared to the subject’s
triangular shaped parcel. These comparables are considered similar to the subject in regards
to general location, topography and flood zone. Listing LL-6 is felt to be similar to the
subject in regards to shape as it is generally long and narrow. Overall, these comparables, at
$15.00 and $16.03 per square foot, are considered to be extremely high indicators of an
appropriate per unit land value for the subject’s unencumbered fee simple interest, with

utilities immediately available.

ll
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Listing LL-8 is located on the south side of Highway 50 East at the south terminus of
Humboldt Street, 900+ feet west of U.S. 395 in east Carson City. This property is situated in
close proximity to the Gold Dust West casino, a neighborhood shopping center that is
anchored by a Sac N Save, and the U.S. 395/Highway 50 East interchange. This parcel
contains 3.82+ acres and all utilities are reasonably available. The site has level to gentle
topography and is of slightly irregular shape. All utilities are immediately available to the
site. This listing is zoned General Commercial and has extensive frontage on Highway 50

East. This comparable is situated in a Flood Zone AE, which denotes high risk flood hazard

arcas

In comparison with the subject, this comparable requires a large downward adjustment
due to its closer-in location, proximate to more intense commercial development. The
synergy created by the presence of the shopping center and similar surrounding developments
is considered to enhance the desirability of this comparable listing. Further downward
adjustment is necessary due to this comparable’s listing status. A downward adjustment is

required due to this comparable’s superior shape. On the other hand, upward adjustments are

required due to the subject’s comer situs and smaller size. Further upward adjustment is
necessary as this comparable is situated in a floodplain. Overall, this comparable, at $9.62 per
square foot, is considered to be a high indicator of an appropriate per unit land value for the

subject’s unencumbered fee simple interest, with utilities immediately available.

Listing 1.1-9 is an interior parcel located 390+ feet west of College Parkway and
140 feet north of Highway 50 East in northeast Carson City. According to the listing broker,
Mr. Brad Bonkowski of Coldwell Banker Commercial, this property is accessed by means of
reciprocal easements with the properties to the east and south. These access easements
provide access to the site from Highway 50 to the south and College Parkway to the east.
This parcel is rectangular and has level topography. All utilities are available to the site. This
property is located in a Flood Zone X, which denotes areas of minimal flooding potential.
This comparable is currently available for sale at an asking price of $225,000 or $6.01 per ﬂ

square foot.
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In comparison with the subject, this comparable requires downward adjustments due

to its closer-in location and superior shape. A downward adjustment is necessary due 1o this
comparable’s listing status. On the other hand, large upward adjustments are required due to
this comparable’s interior situs, lacking direct street frontage and exposure and its inferior
access. As previously noted, the subject does involve a corner site having direct exposure and
access from Highway 50 East. Overall, this comparable, at $6.01 per square foot, is
considered to be a low indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

In summary, Sales 1L.8-2, LS-5 and Listing LL-8 at $9.62 to $11.94 per square foot,
were considered to be high to very high indicators of an appropriate per unit land value for the
subject property. Listings LL-6 and LL-7, at $15.00 and $16.03 per square foot, were
considered to be extremely high indicators. Sales LS-3 and LS-4, at $4.61 and $4.77 per
square foot, were considered to be very low indicators. Sales LS-1, at $8.61 per square foot,

]l was considered to be a high indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

In estimating an appropriated per square foot land value for the subject, consideration
has been given to its Highway 50 East frontage, corner situs and access. Consideration is
given to its level topography, size and other physical characteristics. Consideration is also
given to its location on the outskirts of northeast Carson City and its triangular shape.
Consideration is also given to the very limited demand for development land and current soft

real estate market conditions.

Based upon a review of the available data, it is our opinion that a per unit land value
applicable to the subject’s unencumbered fee simple interest, is $8.00 per square foot, with

utilities immediately available.
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Calculations prepared by Tri State Surveying indicates that the subject’s useable land
areas include Parcels A, B and C located in the north central, northeast corner, and southeast

| corner of the site. The total useable land area is indicated to be 22,504+ square feet.

The remainder of the subject land area is either encumbered with the existing
easements as outlined previously, or involves long, narrow triangular shapes. The subject
contains a total land area of 44,627+ square feet. Deducting the useable Jand area of 22,504+
square feet from the total land area of 44,627+ square feet results in 22,123+ square feet of

encumbered/limited use land area.

Total Useable Land Area - Parcels A, B & C 22,504+ Square Feet
Encumbered/Limited Use Land Area 22,123+ Square Feet

The subject’s useable land area contains 22,504+ square feet. The underlying fee
simple land value for the subject parcel has been estimated to be $8.00 per square foot.
Applying the selected per square foot land value to the subject’s useable land area of 22,504+

square feet, results in an indicated fee simple value of $180,032, with utilities immediately

available.

The next step in this analysis is to estimate the market value of the subject’s 22,123+

| square feet of remaining land area, as currently encumbered or having very limited use. The
subject property is encumbered by multiple public utility easements include surface, overhead
and underground public utility easements. In order to delineate the easements encumbering
the subject site, Tri State Surveying, LTD has prepared an exhibit map for the subject. A
overhead electric power line traverses the subject parcel in a northeast to southwest direction.
An underground communications line generaily parallels the overhead electric power line.
Together, the power line and communications line easements encumber a 50 foot width
through the central portion of the subject property. A 10 foot wide Sierra Pacific Power
Company (now NV Energy) and Nevada Bell (now AT&T) easement is situated in the south

central portion of the subject site and runs in a north/south direction. There is an existing 10
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foot wide gas pipeline encumbering the northeast corner of the subject site. The Tri State

Surveying map also depicts a 28 foot wide north-south access easement in the westerly

portion of the subject site.

It is our understanding that no permanent structures may be constructed within the

casement areas. However, the easement areas may be utilized for parking, access, setback
requirements and landscaping is allowed. The location and burden of the various easements
on the site limits the development potential of the north central, northeast and southeast
portions of the subject parcel. Therefore, a lower per square foot value is indicated for those

areas which are currently encumbered with the existing overhead and underground public

utility easements. A percentage factor will be selected which reflects the impact of the
easements encumbering the subject site, in order to reflect the owner’s remaining interest in
the existing easement iand areas as encumbered. This selected factor will then be applied to
the unencumbered fee siraple value to arrive at an estimate of the market value of the

subject’s land area which is currently encumbered or is felt to be useable.

To arrive at an estimate of an appropriate factor applicable to the subject property, we

analyzed easement factors indicated by a number of easement acquisitions.

[n an interview with representatives of Sierra Pacific Power Cormpany, it was indicated
to these appraisers that they typically pay 30% to 50% of the unencumbered fee simple value
for the acquisition of an overhead power line distribution easement. [t was further indicated
to these appraisers that on some occasions, they pay between 75% and 90% of the
unencumbered fee value for the acquisition of a high voltage transmission line easement. The
officials of Sierra Pacific Power Company, however, did point out that typically, when
acquiring a high voltage transmission line easement; they are severely limiting the surface

utilizations of the underlying property.
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fiber optic cables in the Reno area based upon 50% of the unencumbered fee simple value of

the property.

Williams Communication Company has acquired underground fiber optic cable
easements through the Truckee and Reno areas. In many cases the property owners were
compensated 100% of the fee value, due to the small size of the required easement and the
small dollars involved. Williams Comamunications Company was also willing to pay 100% of
the fee value to avoid incurring appraisal, legal and other costs associated with condemning
an easement. In instances where Williams Communications was required to obtain appraisal
services and legal services, the compensations were based upon 50% to 75% of the

unencumbered fee simple value.

Mr. Terry Wolverton, Manager, Right of Way & Environmental Affairs for Tuscarora
Gas Transmission Company, indicated that easements were acquired by their company in
connection with numerous natural gas fransmission lines in Nevada at between 50% and

100% of the fee simple value of the easement area.

In analyzing an appropriate percentage factor applicable to the subject’s existing
easement areas, consideration is given to the location of the easements, as well as the
restrictions placed on the subject ownership as a resuit of the existing easements. Based upon
a careful review of all information available, it is our opinion that an appropriate factor

applicable to the subject’s existing easemennt areas is 50% of the unencumbered fee simple

value. As the value of the easement area represents 50% of the unencurmnbered fee simple
value, the inverse, or 50% of the unencumbered fee simple value, represents the property

owner’s remaining interest,

The underlying fee simple land value for the subject parcel has been estimated to be
$8.00 per square foot. Applying the indicated per square foot Jand value to the subject’s

encumbered/limited use land area of 22,123+ square feet, results in an indicated

L
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unencumbered fee simple value of $176,984. Applying the 50% factor to the unencumbered

fee simple value of $176,984 results in an indicated value of the subject owner’s remaining

interest, of $88,492.

Set out following is a summary of the values of the various components of the subject

parcel, assuming immediate availability of utilities.

Land Value Indications - With Utilities to Site

Total Useable Land Area
22,504+ Square Feet x $8.00/SF $180,032
Total Encumbered and Limited Use Land Area
22,123+ Square Feet x $8.00/SF @ 50%* $88.492
$268,524
Total Land Value (Rounded) $270,000

{As Encumbered by Existing Easements)

*Property Owner’s Remaining Interest as Encumbered

In the immediately preceding analysis, it has been assumed that municipal water and
sewer service has been extended to the subject site. In discussions with Jeff Sharp, P.E,, City
Engineer with the Carson City Public Works Department, it was indicated that neither
municipal water nor sewer service have been extended to the subject parcel. As the subject
“ site is zoned for commercial uses, prior to development, water and sewer service would be

required to be extended to the site.

The Carson City Public Works Department has indicated that water service is
available along the south side of Highway 50 East 1,070+ linear feet to the west of the
subject. Sewer service is indicated to be available from the intersection of Highway 50 East
(south side) and Deer Run Road approximately 1,570 feet to the west of the subject parcel.
The Carson City Public Works Department has indicated that the estimated cost for the water
main extension is approximately $78,000 and the estimate for the sewer main extension is
approximately $110,000. The total cost to extend water and sewer service to the subject is

indicated to be $188,000.
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Although it would cost $188,000 to extend water and sewer to the subject property, it
is felt that there are some opportunities to reduce this expenditure. It is these appraisers
understanding that in order to develop new improvements or expand existing improvements in
the immediate vicinity of the subject property, it will be necessary to connect to municipal

water and sewer,

There are six properties between the current terminus of the sewer line and the subject
property, while there are five intervening ownerships between the existing terminus of the
water line and the subject propefty. Although the majority of these properties are improved
|| with some minimal quality structures and improvements, Carson City will require these -
properties to hook up to municipal water and sewer should they desire to build new structures
on the property or to expand the existing structures. As a result, it is felt that a typical
purchaser of the subject property could reasonably anticipate some of the adjacent property

owners participating in the cost of extending water and sewer to the subject property.

It is recognized that due to the current economic times, it may be several years before

there is any need to extend the sewer and water to the subject property.

After considering all of the factors relative to water and sewer, it is these appraisers
expectation that, as municipal water and sewer service would be required for new

construction or expansion of existing improvements, it would not be unreasonable for a

typical buyer to anticipate that 30% to 40% of the intervening property ownerships would
participate in the cost of the extension of these utilities. Therefore, it is our opinion that a
perspective buyer of the subject property would deduct an allowance of 60% to 70% of the
cost of extending these utilities, with the anticipation that one or more of the intervening
ownerships would pay for the remaining costs. Applying the 60% to 70% factor range to the
| $188,000 estimated cost, results in an estimate of the cost which would be the responsibility
of the subject property owners of $112,800 to $131,600, which is correlated to $125,000.
This allowance will be deducted from the estimated value of the subject property, assuming
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that the utilities were immediately available. This will result in an estimate of the Market

Value of the subject property in its “As Is” condition.

Deducting the cost of the extension of municipal water and sewer to the subject from
the total underlying fee simple land value of $270,000, results in a Market Value estimate for
the subject in its “As Is” condition as of June 23, 2011, of $145,000.

The $145,000 conclusion results in an overall per square foot value for the subject’s

44 627+ square foot parcel of $3.25 per square foot.

As a check of reasonableness as to the per square foot value for the subject, we have
reviewed the land sales utilized earlier in this report. Sale LS-4 is located in the immediate
neighborhood, to the north of the subject, and is considered most similar to the subject as to
the availability of utilities. This parcel had neither municipal water nor sewer service at the
time of sale. It is noted that the Carson City Engineering Department has indicated that

municipal water and sewer services would be required should the property owner seek

approvals for new development or expansion of the existing structure. However, the site is
currently served by a septic system and a well, requiring a downward adjustment. This
property sold in May of 2010 for $4.77 per square foot of land area. This parcel is improved L
with an older metal industrial building which can provide interim income to the site, requiring

a downward adjustment,

We have also reviewed a current listing in the Mound House area which is in Lyon L
County, proximate to the subject neighborhood. This listing is an .83+ acre parcel of land
located at 30 Diamondback Way and is available at an asking price of $2.35 per square foot.
According to the listing agent, Ms. Andie Wilson of Coldwell Banker Commercial, a septic
system will be required and water service has not yet been extended to the property. No water
rights are included with the property. As Mound House is on a community well system, it

was indicated that water service is reasonably available. In comparison to the subject, this H
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i property has an inferior location and inferior roadway frontage, but is considered similar in

regards to availability of utilities.

These comparables indicate a range of $2.35 to $4.77 per square foot of land area.
Overall, the $3.25 per square foot value indication for the subject falls within the range

indicated by these comparables and is considered reasonable.

Based upon a careful review of all information available and with consideration given
to the analysis as set forth above, it is our opinion that the estimated Market Value of the
subject property, as of June 23, 2011, is as follows:

FINAL “AS IS’ MARKET VALUE CONCLUSION $145,000
(As of June 23, 2611)
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Each of the undersigned do hereby certify that, unless otherwise noted in this appraisal

report:
» [ have made a personal inspection of the property that is the subject of this report.

¢ [ have no present or contemplated future interest in the real estate that is
the subject of this appraisal report.

» 1 have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

* To the best of my knowledge and belief, the statements of fact contained in
this appraisal report, upon which the analysis, opinions, and conclusions
herein are based, are true and correct.

» This report sets forth all the limiting conditions (imposed by the terms of
my assignment or by the undersigned) affecting the analysis, opinions, and
conclusions contained in this report.

» The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the Code
of Professional Ethics & Standards of Professional Appraisal Practice of
the Appraisal Institute, which include the Uniform Standards of
Professional Appraisal Practice. 1

» My compensation is not contingent upon the reporting of a predetermined value or L
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event. '

¢ The appraisal was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

» My engagement in this assignment was not contingent upon developing or .
reporting predetermined results. H

+ No one other than the undersigned prepared the analyses, conclusions and
opinions concerning real estate that are set forth in this appraisal report.

s The Appraisal Institute conducts a mandatory program of continuing

education for its designated members. As of the date of this report,
Stephen R. Johnson and Cindy Lund Fogel have completed the
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requirements under the continuing education program of the Appraisal

Institute.

» The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

¢ This appraisal firm has not appraised the subject property over the past
three year period.

After careful consideration of all data available and upon thorough personal inspection

of the subject property and the comparable properties analyzed, the estimated market value of

the subject property, is as set out below:

——

FINAL ‘AS IS’ MARKET VALUE CONCLUSION $145,000 H

Respectfully submitted,

Stephen R. Ji

json,

-4

Nevada Certiftéd General Appraiser
License Number A.0000003-CG

- Nevada Certified General Appraiser
License Number A.0002312-CG

- -
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SIS

STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

The acceptance of this appraisal assignment and the completion of the appraisal report

submitted herewith are contingent upon the following assumptions and limiting conditions.

LIMITS OF LIABILITY

This report was prepared by Johnson-Perkins and Associates, inc. All opinions, recommendations,
and conclusions expressed during the course of this assignment are rendered by the staff of Johnson-
Perkins and Associates, as employees, not as individuals. The liability of Johnson-Perkins &
Associates, In¢, and its employees and associates is limited to the client only and to the fee actually
received by the appraisal firm. There is no accountability, obligation, or liability to any third party. If
the appraisal report is disseminated to anyone other than the client, the client shall make such party or
parties aware of all limiting conditions and assumptions affecting the appraisal assignment. Neither the
appraisers nor the appraisal firm is io any way to be responsible for any costs incurred to discover or
correct any physical, financial and/or legal deficiencies of any type present in the subject property. In
the case of limited partnerships or syndication offerings or stock offerings in real estate, the client
agrees that in the event of a lawsuit breught by a lender, a pariner or part owner in any form of
ownership, a tenant or any other party, the client will hold the appraiser(s) and the appraisal firm
completely harmless in such action with respect to any and alt awards or settlements of any type in such
Iawsuits,

COPIES, PUBLICATION, DISTRIBUTION AND USE OF REPORT

Possession of this report or any copy thereof does not carry with it the right of publication,

L nor may it be used for any purpose or any function other than its intended use, as stated in the

K body of the report. The appraisal foe represents compensation only for the analytical services
provided by the appraiser(s). The appraisal report remains the property of the appraisal firm,

though it may be used by the client in accord with these assumptions and limiting conditions.

This appraisal is to be used only in its entirety, and no part is to be used without the whole
report. All conclusions and opinions concerning the analysis as set forth in the report were
prepared by the appraiser(s) whose signature(s) appears on the appraisal report, unless it is
indicated that one or more of the appraisers was acting as "Review Appraiser.” No change of
eny item in the report shall be made by anyone other than the appraiser(s). The appraiser(s)
and the appraisal firm shall bear no responsibility for any such unauthorized changes.

i
CONFIDENTIALITY
W Except as provided for subsequently, neither the appraiser(s) nor the appraisal firm may
divulge the analyses, opinions or conclusions developed in the appraiss] report, nor may they

give a capy of the repott 1o anyone other then the client or his designee as specified in writing.
! However, this condition does not apply to any requests made by the Appraisal Institate for
purposes of confidential ethics enforcement. Also, this condition does not apply to any order
or request issued by a court of law or any other body with the power of subpoena.

i —— i —————re R ene B Lake Thhoe e ﬁ
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INFORMATION SUPFLIED BY OTHERS

Information (including projections of income and expenses) provided by informed local
sources, such as government agencies, financial institutions, Realtors, buyers, sellers, property
owners, bookkeepers, accountants, attorneys, and others is assumed to be true, correct and
reliable, No responsibility for the accuracy of such information is assumed by the appraiser(s).
Neither the appraiser(s) nor the appraisal firm is liable for any information or the work product
provided by subcontractors. The client and others utilizing the appraisal repozt are advised that
some of the individuals associated with Johnson-Perkins & Assaciates, Inc. are independent
contractors and may sign the appraisal report in that capacity. The comparable data relied
upon in this report has been confirmed with one or more parties familiar with the transaction or
from affidavit or other sources thought reasonable. To the best of our judgmzent and
knowledge, all such information is considered appropriate for inclusion. In some instances, an
impractical and uneconomic expenditure of time would be required in attempting to furnish
absolutely unimpeachabie verification. The value conclusions set forth in the appraisal report
are subject to the accuracy of said data. It is suggested that the client consider independent
verification as a prerequisite to any transaction involving a sale, a lease or any other
commitment of funds with respect to the subject property.

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL SERYICE

The contract for each appraisal, consultation or analytical service is fulfilled and the total
fee is payable upon completion of the report. The appraisers(s) or those assisting in the
preparation of the report will not be asked or required to give testimony in court or in any other
hearing as a result of having prepared the appraisal, either in full or in part, except under
separate and special arrangements &t an additional fee. Iftestimony or a deposition is required,
the client shall be responsible for any additional time, fees and charges, regardless of the
issuing party. Neither the appraiser(s) nor those assisting in the preparation of the report is
required to engage in post- appraisal consuitation with the client or other third parties, except
under a separate and special arrangement and at an additional fee.

EXHIBITS AND PHYSICAL DESCRIPTIONS

It is assumed that the improvements and the utilization of the land are within the boundaries of the
property lines of the property described in the report and that there is no encroachment or trespass
unless noted otherwise within the repart. No survey of the property has been made by the appraiser(s)
and no responsibility is assumed in connection with such matters. Any maps, plats, or drawings
reproduced and included in the report are there to assist the reader in visualizing the property and are
not necessarily drawn to scale. They should not be considered as surveys or relied upon for any other
purpose, nor should they be removed from, reproduced or used apart from the report.

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS

No responsibility is assumed by the appraiser(s) or the appraisal fum for matters tegal in
character or nature. No opinion is rendered as to the status of title to any property. The title is
presumed to be good and merchantable. The property is appraised as if free and clear, unless
otherwise stated in the appraisal report. The legal description, as fiurnished by the client, his
designee or as derived by the appraiser(s), is assumed to be correct as reported. The appraisal
is not to be construed as giving advice concerning liens, title status, or legal marketability of
the subject property.

Reno B Lake Tahoe mree e
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ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS

This appraisa) should not be construed as a report on the physical items that are a part of
any property described in the appraisal report. Although the appraisal may contain information
about these physical iterns (including their adequacy and/or condition), it should be clearly
T understood that this information is only to be used as a general guide for property valuation

and not as a complete or detailed report on these physical items. The appraiser(s) is not a
construction, engineering, or architectural expert, and any opinion given on these matters in
this report should be considered tentative in nature and is subject to modification upon receipt
of additional information from appropriate experts. The client Is advised to seek appropriate
expert opinion before committing any funds to the properly described in the appraisal report.

Any statement in the appraisal regarding the observed condition of the foundation, roof,
exterior walls, interior walls, floors, heating system, plumbing, insulation, electrical service, all
mechanicals, and all matters relating 1o construction is based on a ¢asual ingpection only.
Unless otherwise noted in the appraisal report, no detailed inspection was made. For instance,

the appraiser is not an expert on heating systems, and no attempt was made to inspect the

interior of the furnace. The structures were not investigated for building code viclations, and it
is assmned that all buildings meet the applicable building code requirements unless stated
otherwise in the report.

Such items as conditions behind walls, above ceilings, behind locked doors, under the floor, or
under the ground are not exposed to casual view and, therefore, were not inspected, unless specifically
so stated in the appraisal. The existence of insulation, if any is mentioned, was discovered through
conversations with others and/or circumstantial evidence. Since it is not exposed to view, the accuracy
of any statements regarding insulation cannot be goaranteed.

Because no detailed inspection was made, and because such knowledge goes beyond the scope of
this appraisal, any comnments on observed conditions given in this appraisal report should not be taken
as a guarantee that a problem does not exist. Specifically, no guarantee is given as to the adequacy or
condition of the foundation, roof, exterior walls, interior walls, floors, heating systems, air conditioning
systems, plumbing, electrical service, insulation, or any other detailed construction matters. If any
interested party is concerned about the existence, condition, or adequacy of any particular item, we
would strongly suggest that a mechanical and/or structural inspection be made by a qualified and
licensed contractor, a civil or structural engineer, an architect or other experts. This appraisal report is
based on the assumption that there are no hidden, unapparent or apparent conditions on the property or
improvements which would materially aiter the value as reported. No responsibility is assumed for any
such conditions or for any expertise or engineering to discover them. All mechanical components are
assumed to be in operable condition and standard for the properties of the subject type. Conditions of
heating, cooling, ventilating, electrical and plumbing equipment are considered to be commensurate
with the condition of the balance of the improvements unless otherwise stated. No judgment is made in
the appraisal as to the adequacy of insulation, the type of insulation, or the energy efficiency of the
improvements or equipment which is assumed to be standard for the subject's age, type and condition.

TOXIC MATERIALS AND HAZARDS

Unless otherwise stated in the appraisal report, no attempt has been made to identify or
report the presence of any potentially toxic materials and/or condition such as asbestos, urea
formaldehyde foam insulation, PCBs, any form of toxic waste, polychlorinated biphenyl,
pesticides, iead-based painits or soils or ground water contamination on any land or
impravements described in the appraisal report. Before committing funds to any property, it is
strongly advised that appropriate experts be employed 1o inspect both land and improvements
for the existence of such potentially toxic materials and/or conditions. If any potentially toxic
materials and/or conditions are present on the property, the value of the property may be

MR‘M M Lake Taboe
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adversely affected and a re-appraisal af an additional cost may be necessary to estimate the
effects of such circumstances.

]Q}H\TSON~P§RI<1NS & A SSOCIATES, INC.

SOILS, SUB-SOILS, AND POTENTIAL HAZARDS

It is assumed that there are no hidden or unapparent conditions of the soils or sub-soil
which would render the subject property more or less valuable than reperted in the appraisal.
No engineering or percolation tests were made and no liability is assumed for soil conditions.
Unless otherwise noted, the lang and the soil in the area being appraised appeared to be firm,
but no investigation has been made to determine whether or not any detrimental sub-soil
conditions exist. Neither the appraiser(s) nor the appraisal firm is liable for any problems
arising from soil conditions. These appraisers strongly advise that, before any fonds are
cornmitted to a property, the advice of appropriate experts be sought.

If the appraiser(s) has not been supplied with a termite inspection report, survey or

occupancy permit, no responsibility is assumed and no representation is roade for any costs
associated with obtaining same or for any deficiencies discovered before or after they are
obtained.

T Neither the appraiser(s) nor the appraisal firm assumes responsibility for any costs or for
any consequences arising from the need or lack of need for flood hazard insurance. An Agent

for the Federal Flood Insurance Program should be contacted to determine the actual need for
flood hazard insurance.

ARCHEOLOGICAL SIGNIFICANCE

No investigation has been made by the appraiser and no information has been provided to the
appraiser regarding potential archeological significance of the subject property or any portion thereof,
This report assumes ne portion of the subject property has archeological significance.

LEGALITY OF USE

This appraisal report assumes that there is full compliance with all applicable federal, state and
local environmental regulations and Jaws, unless non-compliance is stated, defined and considered in
the appraisal report. It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless a non-conformity has been stated, defined and considered in the appraisal
report. Tt is assumed that all required licenses, consents, or other legistative or administrative authority
from any local, state or national government, private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

COMPONENT VALUES

Any distribution of the total value between the land and improvements, between partial ovmership
interests or any other partition of total value applies only under the stated use. Moreover, separate
allocations between components are ot valid if this report is used in conjunction with any other
analysis.

————— ———— Renn # Lake Tahoe
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COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT

The Americans with Disabilities Act ("TADA") became effective January 26, 1992. It is assumned
that the property is in direct compliance with the various detailed requirements of the ADA.

AUXILIARY AND RELATED STUDIES

No environmental or impact studies, special market studies or analyses, special highest
and best use studies or feasibility studies have been requested or made by the appraiser{s)
unless otherwise specified in an agreement for services and so stated in the appraisal report.

DOLLAR VALUES AND PURCHASING POWER

The estimated market value set forth in the appraisal report and any cost figures utilized
are applicable only as of the date of valuation of the appraisal report. All doflar amounts are
based on the purchasing power and price of the dollar as of the date of value estimates.

ROUNDING

Some figures presented in this report were generated using computer models that make calculations
based on numbers carried out to three or more decimal places. In the interest of simplicity, most
numbers have been rounded. Thus, these figures may be subject to small rounding errors.

QUANTITATIVE ANALYSIS

Although this analysis employs various mathematical calculations to provide value indications, the
final estimate is subjective and may be influenced by our experience and other factors not specifically

set forth in this report.

VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER

All values shown in the appraisal report are projections based on our analysis as of the date of
valuation of the appraisal. These values may not be valid in other time periods or as conditions change.
Projected mathematical models set forth in the appraisal are based on estimates and assumptions which
are inherently subject to uncertainty and variations related to exposure, time, promotional effort, terms,
motivation, and other conditions. The appraiser(s) does not represent these models as indicative of
results that will actually be achieved. The value estimates consider the productivity and relative
attractiveness of a property only as of the date of valuation set forth in the report.

In cases of appraisals involving the capitalization of income benefits, the estimate of market value,
investment value or value in use is a reflection of such benefits and of the appraiser's interpretation of
income, yields and other factors derived from general and specific client and market inforroation. Such
estimates are as of the date of valuation of the report, aud are subject to change as market conditions

change.

This appraisal is an estimate of value based on analysis of information known to us at the time the
appraisal was made. The appraiser(s) does not assume any responsibility for incorrect analysis because
of incorrect or incomplete information. 1f new information of significance comes to light, the value
given in this report is subject to change without notice. The appraisal report itself and the value

————— Loty B Lake Tahoo
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estimates set forth therein are subject to change if either the physical or legal entity or the terms of
financing are different from what is set forth in the report.

ECONOMIC AND SOCIAL TRENDS

The appraiser assumes no responsibility for economic, physical or demographic factors which may
affect or alter the opinions in this report if said economic, physical or demographic factors were not
present as of the date of value of this appraisal. The appraiser is not obligated to predict future political,

economic or social trends.

EXCLUSIONS

Furnishings, equipment, other personal property and value associated with a specific
business operation are excluded from the value estimate set forth in the report unless otherwise
indicated. Only the real estate is included in the value estimates set forth in the report unless

otherwise stated.

SUBSURFACE RIGHTS

No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether the H
property is subject to surface entry for the exploration or removal of such materials, except as is

expressly stated.

PROPOSED IMPROVEMENTS, CONDITIONED VALUE

It is assumed in the appraisal report that all proposed improvements and/or repairs, either
on-site or off-site, are completed in an excellent workmanlike manner in accord with plans,
specifications or other information supplied to these appraisers and set forth in the appraisal
report, unless otherwise explicitly stated in the appraisal. In the case of proposed construction,
the appraisal is subject to change upon inspection of the property after construction is
completed. The estimate of market value is as of the date specified in the report. UnJess
atherwise stated, the assumption is made that all improvements and/or repairs have been
completed according to the plans and that the property is operating at levels projected in the

report,

MANAGEMENT OF PROPERTY

It is assumed that the property which is the subject of the appraisal report will be under
typically prudent and competent management which is neither inefficient nor superefficient.

FEE

The fee for any appraisal report, consultation, feasibility or other study is for services rendered and,
unless otherwise stated in the service agreement, is not solely based upon tho time spent on any

assigrament,

L
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LEGAL EXPENSES
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Any lega) expenses incurred in defending or representing ourselves concerning this assignment will
be the responsibility of the client.

CHANGES AND MODIFICATIONS

The appraiser(s) reserves the right, at the cost of the client, to alter statements, analyses,
conclusions, or any value estimates in the appraisal if any new facts pertinent to the appraisal
process are discovered which were unknown on the date of valuation of this report.

DISSEMINATION OF MATERIAL

Neither all nor any part of the contents of this report shall be disseminated to the general public
through advertising or sales media, public relations media, new media or other public means of
communication without the prior written consent and approval of the appraiser(s).

The acceptance and/or use of the Appraisal Report by the client or any third party
constitutes acceptance of the Assumptions and Limiting Conditions set forth in the preceding
paragraphs. The appraiser’s liability extends only to the specified client, not to subsequent

parties or users. The appraiser’s Hability is limited to the amount of the fee received for the

services rendered.

Reno @ Lake Tahoe e e ————
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QUALIFICATIONS OF APPRAISER
STEPHEN R, JOHNSON

Professional Designations
MAI - Member Appraisal Institute
(Certified through 2012)

SREA - Senior Real Estate Analyst; Society of Real Estate Appraisers

State Licensing and Certification
Certified General Appraiser-State of Nevada
License #A.0000003-CG
(Certified through 04/30/2013)

Certified General Appraiser-State of California
License #AG007038
(Certified through 06/18/2013)

Association Memberships and Affiliations

Member Reno Board of Realtors

Member Nevada Association of Realtors

International Right-of-Way Association

Member Nevada State Board of Equalization -
(Appointed by Governor Richard Bryan, January 1984 & 1988)
(Appointed by Governor Kenny C. Guinn, March 2000 & 2004)

Member Nevada Cormmission of Appraisers of Real Estate -
(Appointed by Governor Bob Miller, August 7, 15989)
Commissioner, Nevada Commission of Appraisers of Real Estate
(Appointed by Governor Jim Gibbons)

Offices Held

Chairman, National Ethics Administration Division

Vice Chairman, National Ethics Commission

Regional Member, Ethics Administration

Appraisal Institute, Region 1

President, Sierra-Nevada Chapter #60, AIREA -

Vice President, Sierra-Nevada Chapter #60, AIREA -

Secretary, Sierra-Nevada Chapter #60, AIREA -

Vice Governor District 3 (Northern California & Nevada)
Society of Real Estate Appraisers (SREA) -

Past President & Membership Chairman -
Reno/Carson/Tahoe Chapter #189

Member 1976 Young Men's Council, SREA, Atlanta, Georgia

Discussion Leader 1977 Young Men's Council, SREA,
Las Vegas, Nevada

Reno W Lake Taboe
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1976

1984

1991

1992

1984-1991

2000-2008
1989-19%94

2009-Present

1995
1993/94

1989-1992
1989
1988
1987

1980-1981
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Offices Held (continued)
Elected 1 of 2 National Representatives to the Inter-
national Board of Governors of the SREA, representing
the Young Men's Council -
International Professional Practice Committee, SREA -
International Conference Committee, SREA -
National Candidates Guidance Committee of the American
Institute of Real Estate Appraisers (AIREA) -
Chairman National Division of Member and Chapter
Services, AIREA -
Board of Directors Northern California Chapter #11, AIREA -1
Admissions Committee, Sierra-Nevada Chapter #60, AIREA
Board of Directors, Sierra-Nevada Chapter #60, AIREA
Board of Directors, Reno-Carson-Tahoe Chapter

Appraisal Experience
Independent Fee Appraiser
President, Stephen R. Johnson & Associates
President, Johnson - Wright & Associates
President, Johnson - Perkins & Associates
(Staff of 11 Appraisers)
Alves Appraisal Associates
Alves-Kent Appraisal Associates

Qualified as an Expert Witness
Nevada District Courts:
Washoe County, Carson City, Douglas County,
and Elko County
U.S. Bankruptey Courts:
Renoc, Las Vegas, Sacramento, and Los Angeles
U.S. District Court, San Francisco, California
ﬂ United States Tax Court
Arizona Superior Court, Maricopa County, Phoenix
- Douglas County Board of Equalization
Washoe County Board of Equalization
Nevada State Board of Equalization
King County Superior Court, Seattle, Washington
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1978-1981
1978 & 1979
1978-1981

1981
1980

1984-1986

1976 to present
1976-1992

1994 to present

1972-1976
1970-1972
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Formal Education
Reno High School Graduate - 1966
Bachelor of Science Degree in Business Administration
Majoring in Real Estate, from the University of

Nevada, Reno - 1972
Appraisal Education
University of Nevada:
B.A. 430 Real Estate Evaluation 1570 1
B.A. 432 Real Estate Appraisal Problems 1971

American Institute of Real Estate Appraisers:
Course 1A Basic Appraisal Principles, Methods

& Techniques, San Francisco, CA 1972
Course 1B Capitalization Theory & Techniques,
San Francisco, California 1973

Course 2 Urban Properties,

San Francisco, California

Course 6 Investment Analysis,

Memphis, Tennessee 1976
Society of Real Estate Appraisers:

Course 301 Special Applications of Appraisal

Analysis, Pomona, California 1974

Nurnerous Continuing Education Seminars and Courses

Appraisal Instructor
Nevada Association of Realtors
Department of Commerce, Real Estate Division, State of Nevada
Appraisal "A" Residential Appraising
Appraisal "B" Apartment and Commercial Property Appraising
Western Nevada Community College
R.E. 206 Real Estate Appraising
Northern Nevada Real Estate School
Real Estate Appraisal

- |
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T BARTON MEMORIAL HOSPITAL

CITY OF RENO

CITY OF SPARKS

COLONLAL BANK

R.1.B. DEVELOPMENT COMPANYCARSON CITY
DOUGLAS COUNTY

LINCOLN COUNTY

LYON COUNTY

WASHOE COUNTY

MINERAL COUNTY

EMERALD BAY POST OFFICE

NEVADA STATE PARK SYSTEM

NEVADA STATE DEPY. OF TRANSPORTATION
NEVADA STATE DIVISION OF LANDS
NEVADA ATTORNEY GENERAL'S OFFICE
U.5. DEPARTMENT QT NAVY

U.S. FOREST SERVICE

FNMA - REGIONAL OFFICE

INTERNAL REVENUE SERVICE

FEDERAL TRADE COMMISSION

WASHOE COUNTY REGIONAL TRANS.
RENO TAHOE ATIRPORT AUTHORITY
TAHOE REGIONAL PLANNING AGENCY
CALIFORNIA ATTY GENERAL'S OFFICE
CALIFORNIA TAHOE CONSERVANCY
CiTY OF SOUTH LAKE TAHOE

PLACER COUNTY REDEVELOPMENT AGENCY
NEW HAMPSHIRE DEPARTMENT OF JUSTICE
MISSOURT HWY AND TRANS, DEPT COMMISSION
IDAHIO TRANSPORTATION DEPARTMENT
COLONIAL BANK

PLUMAS BANK

SECURITY BANK OF NEVADA

LIBERTY BANK

FIRST INDEPENDENT BANK OF NV
NORTHERN NEVADA BUSINESS BANK
NEVADA STATE BANK

UNION BANK

VALLEY BANK OF NEVADA

BANK OF AMERICA

THE BANK OF CALIFORNIA

CROCKER NATIONAL BANK

WELLS FARGO BANK

B OF A TRUST DEPARTMENT

FIRST FEDERAL SAVINGS & LOAN

FIRST WESTERN SAVINGS & LOAN
AMERICAN SAVINGS AND LOAN
NEVADA SAVINGS & LOAN

DILORETQO CONST. & DEVELOPMENT
DERMODY PROPERTIES

TRAMMELL CRCW CO.

MCKENZIE PROFERTIES

HOMEWOOQOD HIGH & DRY MARINA
TAHOE KEYS MARINA

TAHOE CITY MARINA

R10-186
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON
REPRESENTATIVE APPRAISAL CLIENTS AND PROPERTIES

WASHOE MEDICAL CENTER
PLAZA RESORT CLUB

ROYAL BANK OF SCOTLAND
CARSON-TAHOE HOSPITAL
JOHNNY RIBEIRO BUILDER
KEEVER CONSTRUCTION COMPANY
SIERRA PACIFIC POWER COMPANY
SOUTH LAKE TAHOE PUBLIC UTILITY DIST.
TATIOE DOUGLAS SEWER DISTRICT {
GLENBROOK WATER COMPANY
TAHOE FARK WATER COMPANY
NORTH FOOTHILL APARTMENTS
MEADOWOOD APARTMENTS
WOODSIDE VILLAGE APARTMENTS
SIERRA WOODS APARTMENTS
AMESBURY PLACE APARTMENTS
SUNDANCE APARTMENTS
KEYSTONE SQUARE SHOFPPING CTR.
POZZI MOTORS

CARSON CITY DATSUN-AMC-TEEP
LEMMON VALLEY LAND COMPANY
CONSOLIDATED FREIGHTWAYS
RINGSBY UNITED

SYSTEMS 99

EASTMAN KODAK

HALLMARK CARDS

OSCAR MEYLER AND COMPANY
GENERAL ELECTRIC

CHEMETRO

CITY SERVICES MINERAL CO.
SUPERIOR OIL COMPANY
TRAVELERS INSURANCE

FARMERS INSURANCE COMPANY
FIRST AMERICAN TITLE CO. OF NV,
FIDELITY TITLE INSURANCE CO
MERRILL LYNCH RELOCATION
YOUNG ELECTRIC SIGN COMPANY
THE TRUST FOR PUBLIC LANDS

THE TRUCKEE DONNER LAND TRUST
THE CONSERVATION FUND

THE NATURE CONSERVANCY
SUGAR BOWL SKI RESORT

THE FEATHER RIVER LAND TRUST
SKI INCLINE RESORT

KIRKWOOD ASSOCIATES
NORTHSTAR

SQUAW VALLEY U.S.A.

LEWIS HOMES QF NEVADA

SYNCON HOMES

MGM GRAND BOTEL CASING & THEME PARK.
EL DORADO HOTEL - CASINO
COMSTOCK HOTEL — CASINO
LAKESIDE INN HOTEL - CASINO
RAMADA EXPRESS HOTEL - CASIND
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REAL ESTATE APFPPFRATSERS & COMSULTANTS

=

QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL

Professional Designations
MAI — Member of the Appraisal Institute 2000

State Licensing and Certification
Nevada Certified General Appraiser

License #A.0002312-CG (Certified through 5/31/12) 1956
Offices Held
President, Reno/Carson/Tahoe Chapter Appraisal Institute 200972010
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2008
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2006
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2003
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2002
President, Reno/Carson/Tahoe Chapter Appraisal Institute 2001
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2000
Treasurer, Reno/Carson/Tahoe Chapter Appraisal Institute 1959
Secretary, Reno/Carson/Tahoe Chapter Appraisal Institute 1998
Gccupational History
Johnson - Perkins & Associates 1994 - Present
Real Estate Appraiser
Johnson - Wright & Associates 1992 - 1994
Real Estate Appraiser
Stephen R. Johnson & Associates 1690 - 1992
Real Estate Appraiser

Admitted as Expert Witness
Washoe County Board of Equalization
Nevada State Board of Equalization

Appraisal Education & Technical Training

Real Estate 103 and 202 1986
Real Estate Financing 1986
American Institute of Real Estate Appraisers 1991

Course 1A-1 "Real Estate Appraisal Principles”
Course 1A-2 "Basic Valuation Procedures”

Course 1BA "Cap Theory & Tech, Part A" 1992

Course 1BB "Cap Theory & Tech, Part B"

Nevada Law (NRS 645C) 1993
e —————— - —— Reno m Lake Tahoe = —
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F . REAL ESTATE APPRAISERS & CONSBULTAUNTS
QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL
Appraisal Education & Technical Training (Continued) “
Standards of Professional Practice Parts A & B 1993
Advanced Applications 1993
Report Writing and Valuation Analysis 1995
Case Studies in Law and Ethics 1998
Standards of Professional Practice, Part C 1998
Advanced Income Capitalization 1999
Standards of Professional Practice, Part C 2000 & 2002
7-Hour National USPAP Update Course 2004
7-Hour National USPAP Update Course 2006
Cost Approach to Commercial Appraising 2006
Uniform Appraisal Standards/Federal Land Acquisitions 2007
7-Hour National USPAP Update Course 2007 H
7-Hour National USPAP Update Course 2008
Business Practices and Ethics 2008 F
Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) 2009
7-Hour National USPAP Update Course 2010
Business Practices and Ethics 2010
Corridor Valuation & Yellow Book Issues and Divided Partial Interests 2010
Appraisal Seminars
Forecasting Revenue/Appraising Distressed Commercial Real Estate 2009
Valuation of Easemenits and Other Partial Interests 2009
Construction Defects and Cost Trends & Feasibility Analysis 2008
Valuation of Detrimental Conditions 2008
Spotlight on Common Errors & Confidentiality USPAP Issues 2008
The Essentials, Current Issues & Misconceptions in Appraising 2007
Attacking & Defending an Appraisal in Litigation 2007
Market Analysis and Site to do Business 2006
Analyzing Distressed Properties 2005
Appraising From Blueprints and Specifications 2005
Appraisal Valuation Modeling 2004
Subdivision Valuation 2004
The Road Less Traveled: Special Purpose Properties 2004
Scope of Work Seminar 2003
Appraisal Consulting: A Solutions Approach for Professionals 2002
Formal Education
University of Nevada-Reno: Bachelor of Arts, College of Arts and Science 1989
Truckee Meadows Community College, Associate in Arts 1984
Sparks High School, Sparks, Nevada 1675

e—————— e ————————————=Tenc W Lake Tahoe
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tNorTrERN S
- 307 W Winnle Lane, Sulte 1

Nevapa Carson Cly, NV 86703
wE:I'r LE Phona (778)883-7613
g;# OMPANY Fax (775)867-5066

PRELIMINARY REPORT

issued for the sole use of: Qur Order No.: 1095634-TO

AMENDED Your No.: CC-1096634-TO

Property Address:

HWY 80 East
Carson City, NV 88701

Asgessor's Parcel No.:

00B-523-09

In response to the above referenced application for a policy of lille Insurance, Northern Nevada Title Company
hereby reports Ihal It Is prepared to lssue, or cause to be lssued, as of the date hereof, & Polley or Poficles of Title
Insurance describing tha land and the eslate or Interest therein herelnafter set forih, insuring against loss which
may be gustalned by reason of any defect, llen or encumbranoe not shown or referred to as an Exception below or
not excludsd from coverage pursuant to the printed Schedulss, conditions and Stipulations of safd poficy forms.

The printed Exceplions and Exclusions from the coverage and Limitations on Covered Risks of said Paolley or
Policles are set forlh in Exhiblt A attached. The policy to be issued may contaln an arbiratlon clause. When the
Amount of Insurance is less than that set farth in the arbltration clause, ali arbitrable matters shall be arbllrated at
the option of elther the Company or the Insured as-the exclusive remedy of the partles. Limltations on Covered
Risks appliceble to the Homeowner's Policy of Tille Insurance which establish a Deductible Amount and a
Maximum Dollar Limit of Llabllity for ceriain coverages are also set forth In Exhibit A. Coples of the Pollcy forms
should be read. They are avallable from tha office which Issued this report.

Please road the exceptlons shown or raferred to helow and tha exceptions and exclusions set forth In
Exhlhit A of this report carefully. The excéptions and excluslons are meant to provide you with notice of
matters which are not covered under the terms of the title Insurance policy and should be carsfully

conslderad,
It Is Important to note that this prallmlnary report is not s written representation as to the condltion of titie
and may not lst all llens, defects, and encumbrances affecting title to the land.

This report (and any supplements or amendmenls hereto) is lesusd solely for the purpose of facllitaling the
lesuance of a polley of \ltie Insurance and no labliity.ls assumed hereby, if it Is desired that lisbility be assumed
prior to the lssuance of a pollcy of Hile insurance, a Binder or Commilment should be requestad,

Dated as of January 21, 2011 at 07:30AM Titis Officer; Tamry May
For Exceptions Shown or Referred to, See Atlached

. Northern Nevada Title Company

Préilminary Title Report Page 1° . 1005634-TO




The form of policy of title Insurance contemplated by this report Is:

CLTA Owners.. A specifio requi;sl srioulH be made [f ancther form or addiffonal cover Is desired,

The estale or interest In the land herelnafter described or referrad or coverad by this Report [s:

A Fes

Title to sald estate or interest at the date hereof Is vested In:

Carson City
All that certaln real property situated In the County of Carson Cily, State of Nevada, describad as follows:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

At the date hersofl sxceplions fo coverage In addition lo the Exceptians and Exclusions In sald policy form would
be as follows:

1.
2.

Preliminary Tille Raport

The herein described property Is tax exempt.

The llen, if any, for taxes for kmprovements completed or In progress, but which were not shown on the tax
bill for the current year.

Reservations as set forth in Patent from the United States of America

Recordad: May 21, 1874

Book: 1568

Page: 207

Document No. 36237, Officlal Records v

Notes, eagements and recitais as sel forth on Record of Survey Map No. 2636. Sald notes, easerment and
recltals will affect the use of the hersin described property and a review of sald map is advised.

Subjact to any rights and/or provisions of the General Highway Act for improvements, repalrs or
Jandscaping to the public highway, located along the boundary of the herein described property.

Eassement, fogether with the righls incidental thereto,

Granted 1o: Sleira Pacific Power Company

Purpose: Construct, erect, aiter, Improve, repalr, operate and malntain an electric power disiribution and
transmisslon line

Recorded; February 10, 1881

Book: 294

Page: 274

Document No. 2118, Official Récords’

Northern Nevada Title Company
Page 2 1085634-TO




10,

11.

12,

Preliminary Tllla Repor

Easement, together with the rights Incidental therete,

Grantad to: Slerra Paciflc Power Company, @ Nevada corporatlon and Bell Telephons Company of

Nevada, a Corporation
Purpose: Construct, erect, a!ter Improve repair, operate and malnteln overhead and underground elactic

power communication llnes L
Recorded: February 25, 1981 ./
Book: 295

Page: 170
Document No. 2421, Offlolal Recordé

And

Recorded: July 8, 1881

Book: 303

Page: 369

Document No. 5322, Official Records

Resolution of Abandonment of & portion of State Highway Right-of-Way,

Recorded: Dacember 27, 1863
Documant No. 1644486, Officlal Records 1/

Resclulion of Relinguishment of a portlon of State Highway Right-of-Way,

Recordad: December 27, 1993 ¢~
Document No. 164447, Officlal Records

Resolulion of the Carson City board of Superviscrs Gonsenling o the Nevada Department of v
Transportalion relinqulshment of ponlons of U.S. Highway 50 East to Carson Clly,

Resolutlon No, 1883-R-76
Recordad: December 27, 1683 .
Document No, 154448, Officlal Récords

Agresment, on the terms and condilions ¢contalned thereln,

Purpose; Multl-Use License /

Datad: Mey 16, 1824
Executed By: Willlam Busnaugh and Jeana Burnaugh, husband and wife, Licenses and the State of

Nevada, acting by and through lts Department of Transportation, Licansor

Recorded: July 21, 1994

Document No.; 1645688, Official Records

Discrepancies, conflicts In boundary lines, shortages in area, encroachments, and/or other facls which a
correct survey would discloss, and which are not shown by the publle records. .

-

-7 Northern Nevada Title Company
Page 3 1095834-TO




NOTE: The last recorded transfer or'agreemant to transfer the land described herein Is as follows:

INSTRUMENT ENTITLED: Patent
BY!/FROM: The United Slates of Amedoa

TO: Careon Clty L '
RECORDED May 21, 1974 BOOK 158 PAGE 207, DOCUMENT NO. 36237, Officlal Records

Nerthern Nevada Title Company
Praliminary Title Report Page 4 {1096634-T0
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Northern Nevada Title Company
Privacy Policy Notlce

PURPOSE OF THIS NOTICE

Title V of the Gramm:-Leach-Bliley Act (GLBA) generally prohibits any financlal Institution, directly ot
through e effilates, from sharing nonpublic personal information about you with a nonaffiliated third
parly unless the Instilution provides you with a notice of its privacy policles and praclices, such as the
type of information that it collects abott you and the categorles of persons or entities fo whom It may
be distlosed. In compliance with the GLBA, we are providing you with this document, which notifies
you of the privacy policies and practices of Northern Nevada Title Company.

We may collect nonpublic persanal information about you from the following sources:

information we recsive from you such as on applications or other forms.
Information aboul your transactions we secure from our files, or from [our affiilates or] others.

Information we recelvs from a conhsumer reporting agency.
Information that we recelve from others involved in your transaclion, such as lhe real estate

agent or lender.

Unless It |s specifically stated otherwise In an amended Privacy Policy Notics, no addiiional nonpublic
personal Information wlll he collected about you,

We may digclose any of the aﬁoiréi Information that we collect about our customers or former
customers 1o our affiilates or to nonaffillated third parties as permitted by law.

We also may disclose this Information about our customers or former customers to the fallowing types
of nonaffiliated companles that perform marketing services on our behalf or with whom we have joint

marketing agresments,

Financlaf service providers sudh &8 companles engaged in banklng, consumer flnance,

securities and insurance.
Non-financial companles guch as ehvslope sfuffers and other fulfliiment service providers.

WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH
ANYONE FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW.

We restrict accass to nonpublic personal information about you to those smployees who need to know
that Information In order fo provide produots or services to you. We maintain physical, electronic, and
provedural safeguards that compty wnh federai regulations to guard your nonpublic personal

infarmafion.

Northern Nevada Titls Company
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Exhibil A

te i

CALIFORNIA LAND TITLE ASSOOIATION
STANDARD COVERADE POLICY - 1040
EXCLUBIONS FROM COVERAGE

The follawing mallsrs are expresaly excluded Fromt the coverage of ils policy and the Gompany will not pay loas or damage, coals, attornoys'
faes of expanses which arlas by 1eagon of:

1.

3

{a) Any law, ordinancs or govarnmantal reguialion {including but not Iimited io buliding or zoning lawe, ordinances, of regulallons)
restrisiing, regulsting, pohiditing of relaling ([} [he occupancy, use, or enjoyment of the lend; (i) the oharsler. dimansions or
lecation of gny Improvement now o heroeher arected on the land; (i) p seperalion ln cwnership or 8 change In-lhe difhansions or
gred of the land or &ny parcel of witleh the fand fs or vias & par.; or {iv) environmantal protecilon, or the effect of ony Viofation of
thess laws, ordinances of govemmenial regulations, excspt {0 1he exlent the) & nolice of the enforoamant thereof or anatfca of ¢
defect, llen, or encumbrance resullrnu from a viotatlon or allaged viclatlon effecting the innd has bean recarded In the public records

8t Date of Policy.

(b) Any goveramantal polics power ot excluded by {a) above, excapt to {he extant thal & notice of the exarclas thereof or nolice
of & defact, {len or encumbrance resu!llng from a viplallon or sleged violatlon aHeddng the fand has besn racorded In the public

recorda at Dale of Policy.

Righls of eminant domaln unlesa nolics of lha exerciss Lhereo! hes been recorded In the public racords at Date of Policy, byl not
excluding from coverage any taking which has ocourred prior to Dale of Polky which would be binding on {he rights of a purchager

for value without knowladge,

Defacts, liene, encumbrances, adversa clalms or other matters:

{a} whalher o7 nol racorded |n the publlo recoids sl Dale of Policy, bul crealed, sufferéd, assumed or egreed to by the insured
cipimanl;

{b} not known {0 the Company, not recorded In the publio records at Dale of Polloy, bul known o the Insured clalmant and nol
disciosad In willlng to the Company by the Insured claimant pror to the date the Insured claiment becems an Insured under this

polloy;.

(o) resulting In no koss or damage lo the Insured claimant;

{d} ettachlng or created subsequent {0 Date of Pollcy* [4

(8) resuliing in loss or damage which would not have baen aveieined if the Jnsured claimant had pald valve for the Insured
mortgege of for the estate or Inlerest Insurad by Lhis poﬂcy

Unenforceabllly of the ilen of Lhe Insured morigege bacauaa of lhe Inabliity of fallure of the insured at Dete of Pelicy, or the inabifty
ot failure of any subrequent owner of the indebtadnass 10 comply wilh the spplicable dolag business laws of {he slate o which he

land I8 situated.
Invalldity or unenforceabllity of the llen of {ha insured mortgegs, or clalm theseof, which arlsas out of the lrensaction evidenced by
ihe Insured mongage and Is basad upon usury or any consumer credit protectian or feulh in lending law. R

Any clalm, which arlzes ou! of the Irahsaciion vasling ln the Insured the estals of Inteses! Insured by this policy or the Iranssction
creating the Interest of the Insured lender, by reasen of the oparallon of federal hankcuplcy, slate lnsoivency or simillar crediors’

rights lawvs,
EKCEf’TIONB FBOM COVERAGE- SCHEDULE B, PARTI

This policy does nol Insure agalnet loss or damage (end the Compaay will nol pay cosls, atiorneys' fess or expenses) which anse by resson

1.

Preliminary Title Report

Taxes or assaaernents which ara ndl shoivn ey existing llens by the records of sny taxing authorlly thei levies fexes o7 sssessments
on real property or by the publio recards.

Frocssdings by a pubiic agency which may resull S texds or gseasements, o notices of such procaadings, whether or ot shown
by the recoids of such agency or by the pubiic records,

Any facls, tights, inlarasls, or chaima which are not shown by the public records but which could be ascertained by &n Inspaction of
iha land which may be assered by persons in possession thereof,

Eesemants, llens or encumbrances, of clalimp Lhareol, which aré not shown by the publio records.

Discrepaneies, conflicle In boundnry Inas, shortage In erea, sncroachments, or any other facts which a cormect survey woukd
dizclose, and which are nol showii by Ihe prblic racoids.

() Unpatented mining claims; (b}’ rdinrvaltonl or excéptions In pstents or In Acis suthorizing the lssusnce thereot: {o} water righis,
clalms or Utle to water, whalhes Q[nol the malters uxcapled under (&), (b} or {c} are shown by the publio records.

*. Northern Nevada Title Company
Page 8 10085634-TO




Exhibi A - )
AMERICAN LAND TITLE ASSQCIATION LOAN POLICY (10-97-92)

AMERICAN LAND TITLE ASSOCIATION LEASEHOLD LOAN POLICY (10-17-02)
EXCLUSIONS FROM COVERAGE

The following mattars are expressly excluded from 1he coverage of this policy and the Gompany will not pay loss or damage, costs, sltormeys'
faas or expanses which arfss by reason of;

(&) Any lew, ordinance or govammamal regutation (Including bul nof limited o buliglng snd zoning lews, ordinances, or
regulations) restricling, reguiating, proholling or relating to {ij the cocupancy, uss, or enleyman! of the land; (7) the charscler,
dimansions or locatlon of any improverient now or heresfer erected on the land; (5} & separafion In ownarship of & changs In the
dimensions orsres of the land of any paice] of which Ihe land is or wes 8 part; or (iv) envirenmsntat protection, o the efiect of eny
violstion of thess faws, ordinances or governmshial ragulations, sxcapt (o the exten that a notice of the enforcemant thereo! or 5
nollcs of a defact, llen or encurmbrance resulling from a vielation or alleged violation effecting the land has baon récorded In the

public records at Date of Polcy.

{b} Any governmenial police powsr nat excluded by (&) above, excapt 1o the extent thal @ nolica of the axerclss thereo! 67 @ notice
of & gsfect, llen or encumbrance resulting from a violalion or alleged viclatlon alecting the land hee been recorded in the public

records at Dale of Pollcy.

2, Rightg of eminenl domaln unless notice of the exarcise thereol has basn recorded In the publis records at Date of Polley, bul not
excluding from coverage any {aking which hes occurred prior 10 Date of Pollcy which would be binding on the sights of a purchase!

for value whhout knowledgs.
3. Defacle. Hens, encymbrances, adverss olalms or olher malters,

(a) crentad, suffered, essumead or agreed lo by itie Insured clatmany;

{b) not known (o the Company, nat recorded in the public records at Date of Polloy, bul known lo the inaured celmant and not
discipsed In wiiting to the Company by lhe insured claimant prior {o (he dele the insured clalmani becama en Insursd under this

polley:
{c) rasuliing ba no loss or damage to the Insured ofalmant;

td} sltaching or created subssquent lo Date of Policy (except lo the extent thal this polloy [nsures the priodty of the llen of the
Insured morigage over eny elalutory llen for services, labor or materlal or lo Lhe extent Insurance s alforded hereln as lo
asgessmenis for siree! Improveinents under consirucllon or compleled at Date of Polloy); or

{8) resulling In Joss or damago whlch wnuld not havs been sustainad If the Insured clalmanl had pald vatue for the Insured
mortgage.
Unenforcasbility of the llan of the insured mongege bacause of the Inebliity or fallure of the Insured al Date of Pelioy, or the Inabifly

1.

1.
or fatlure of gny eubsequent owner of tha lndebladncu to comply with sppllcabis dolng buaineas [sws of the state in which the iend
ls silyated.

5. Invalldity or vnenfercaabiity of tha lan of 1he Inaurdd rhwigada. or claim thereod, which arises aut of the transacilon evidencad by

{he insured mortgage and Is based upen usury of any consimer oredit prolection or truth In lending law,

B, Any statutory-lian for garvices, labor or materials {or the claim of pdorily of eny slalulory Han for sarvices, labor or meterals over the
lian of the Mmeured mongage) arsing frim an Improvemanl of work related lo iHe- lrnd which It contrected for and commenced
sabsequent 10 Dale of Policy snd Is nol financad: in-whals .or in.pant by procesds of the Indebladness secured by the lnsused
mortgiga which at Date of Policy the Insured has advanced or Is abligated 1o advance.

Any clalm, which arises oul of the transaction crealing the Inleres! of ine morigagae Insured by thls policy, by reason of Ihe
opetation of fedarel bankruplcy.-slate Insolvency, of similer crediloss’ righls iaws, thet ks based on:

[} the trangaclion crealing lhe !nlerest ‘o the Thsizrad mortpeges balng desmed & frevduleni conveyance or fraudulent transler; or
(0 the subordinelion of the [nierest of the laawred mortgages as & resul of tha epplicallon of the doclrine of equltable
subardingtion; or

(ith the transaclion creating 'hw lntoras[ of lhe !naured muﬂgagee belng deemed a praferentia! transler excapl where the
prefaranlial Iransfer resulls from.the fallure; . - -

(a) 1o timely record the insieument ol fransler, or
{b) of such recordalicn te Impart nofice 19 & purcheaer for value or & judgment or llsh creditor.

The sbove policy forms may be lssued {o afford efiher Standesd Covevage or Extended Coverags, in eddltion to the ahove
Extlugicne from Coverage, the Exceptions from Coverage In a Slendard Covarage polley wil alsa Include the following General

Exceptlons:

Northern Nevada Title Company
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. EXCEPTIONS FROM COVERAGE

This poficy does nol Insure egalnst loss or damage {end the Company will nol pay cosis, aftorneys' feas or sxpanses) which arlss by reason

1. Taxes or asseasmsnis which ara notuhown (Y ax!allng lléna by the records of any lexing authorlty thal lavies {axes o7 easassmenis
on real propedty or by the publie records, |

Proteedings by a publlc sgency which m‘s

meun In {axes or s3seasmenis, of nollces of such proceedings, whether or nol shown
by the records of such agency or by the pul

ic records,

2, Any facts, rights, Intarests or claims which are not ehown by the pubfic records but which could ba ascertalned by an Inapaction of
lhe Iand or by meking lnqulry of petsons Ii poasésslon thereof.

3 Easoments, Kons o7 sncumbrances, or clglms thereof, which are not shown by the publlo records.

4, Discrepancias, confiicls In boundsiy linag, shortage In grea, encroachmenls, or any other facls which a corect survay would
disclose, and which ere nof shown by the publio records.

5, (8) Unpalented minlng cfalims; (b) feservalions or exceplions In patents or In Acia suthorzing the lssuance thereof; (o) water rights,

clalma or (#ls to waler, whether or noi the matters excepted under (a), (b} or {0) are shown by the publlc records.

Notihern Nevada Title Company
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Exhlblt A

AMERICAN LAND TITLE ABSOGIATION
LOAN POLICY OF TITLE INSURANCE - 2006
EXCLUSIONS FROM COVERAGE

The folowlng mellars are expressly excluded from the ¢overage of this polloy, and {he Company will no! pay loss or damage, coste,
altorneys' Toea, or expenses that arlag by reason of:

1.

4.

{a) Any law, ordinance, permit, or govammental regutation (Includlng these relating o bllding and zonlng) residcling, ragulsliing,

prohibiting, or relating to
() the occupancy, usse, or anjoyment of the Land
() the characier, dimensions, or localion of any imprdvereni erected on the Land;

() the subdivision of tand; or .
(v} envirenmental protaciton; or the effect of &ny viclatlon of thess faws, ordinances, or govainmentsl regulations. This Exclusion

1() doaa not medify or imR the coverage provided under Covered Risk 6.
{b} Any gavernmental pelice powar. This Excluslon 1(0) does not modify or [imit the coverage provided under Covered Risk 6.

Righls of sminenl demain, This Exclusion doss not mody or limit the coverega provided under Covered Risk 7 or B,

Defects, Hens, encumbrances, adverss clalms; or olher melters

(8} crealed, suNered, assumed, or agreed lo by the Jnsured Clalmant;
{b) not known fo the Company, not recorded In the Publlc Records el Date of Pellay, bul known to the Insured Claimant and noi

digcloged In wilting 1o the Company by the inaured Clalman{ prlor to the date (he Insured Claiman{ became an Insured under this

policy;
{c) retulting In no loss or damege to the Insyrad Clalmani;
{d) aftaching or creatad subsequent to Date of Pollcy (howsyer, thla does not modlfy or (il the coverage provided under Govarad Risk
11,13, or 1d); or
{8} resulling In loss or demage Lhal would not have been svslalned if the Insured Claimanl had paid value for the Insured Morgage.
Unsenforceablily of lhe Jlen of the Insured Morgage becavse of the Inabilty or fallure of an Insured to comply with apphcable
dolng-burlness lawa ol the slate where the Land is suated.

Invalidity or unenforcasblilty In whole or In part of the llen of the Insured Morlgage that arlees out of he irensaclion evidenced by the
Insured Mortgage and is based upon usury or'any consumer credlt protection or truth-in-lending law.

Any clelm, by reason of tha opsration of federal benkruplcy, slate Inselvency, or similer credfors' rights 1aws, Lhal the transaction

crealing the fien of the insured Morigage, Is
(8) wfraudalent conveyence or fraudulent fransfer, or -
8] & preferentlal transfer for any renson mtstaled It Covered Rlsk 13(5) of this policy.

Any Fen on the Title for real aslale (exes or ussessmenis (mposed by gavemmental authortly and created or alieching between Date of
Pollcy end {he dsle of recording of the lntursd Mangage In tha Public Recorde. This Exclusion dogs not modlfy or imlt the coverage

provkied under Covered Risk 11(b). "~~~ "
EXCEPTIDNrS FRQM COVERAGE . SGHEDULE B, PART 1, SECTION ONE

Thls policy does nol nsure agsinst oss or ‘dn_mgge {and Iha Company will not pay cosls, atiorneys' laaz or expangas) that arlse by teason of:

1.
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(a) Taxea or essessmenls thal are nol ahown as exleling Hens by the records of eny taxing authorlty that levies taxes or ssgessmsnts on
resl property or by the Public Reconds; (b) procestings by a public agency that may resutt in taxes of sssessmanty, or nolleas of such
procaedings, whether or not shown by 1ha repords o! such egency of by the Pubsic Records.

Any facts, rights, intereats, or clalims thal are fot uhown by the Pub¥s Records but lhet could be esceralned by an Inspection of the
Land or that may be sszerisd by persons I pdmnsinn of the Land.

Eaaermaents, llens or encumbrancas, or clalms thersof, net thown by the Publlo Records.

Any sncroachment, encumbrance, viclatlon, varlation, or edverae clrcumstanca effecling the Tltle that would be disclose s by an accurate
and complela lang survey of the Land and not shown by 1ha Publlc Records

(8) Unpatenlad mining claima; (b) reservalions or sxcaplions In petanls or In Acla suthorizing tha |ssuance thereof; {t) waler rights,
clalma of title to water, whethas os not Lhe mattbis excapled under (a}, (b, of (¢) ere ahown by tha Public Records.

Northem Nevada Title Company
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Exhiblt A
AMERICAN LAND TITLE ASSOCIATION OWNER'S POLIGY (10-17-92)

and
AMERICAN LAND TITLE ASSOCIATION LEASEHOLD OWNERS POLICY {10-17-02)
EXCLUSIONS FROM COVERAGE

The fotiowing matlers are sxpressly excluded from'ihe coverage of this palicy and the Compeny will not pey loas or damage, coats, attorneys'
fows or expenses which erlse by reason of:

1. {e) Any law, fordInanca or governmenial regulalien (Including bwd not limited to bullding end zoning lews, ordinances, or
regulations) restricling, regulaiing, prohibliing or relating to () the occupancy, use, or enjoymant of lhe lend; {Il} the character,
dimenslons or localion of eny Improvement now or harealter erecled on the land; (lll] & eepsratlen in ownership or & change In the
dimanslons cr eraz of the iand or any parcel of which the land [s or was a part; or (Iv) snvironmental protaction, or the effect of gy
violalien of thase laws, ordinences or governmaental regulations, excepl 10 the extent thet @ nolice of the enforcement thereof or a
notlce of & defact, llen or encumbrance resulting from & violeilon or alleged violaton affeciing the land has been recordad In the
public recorda at Dele of Pollcy, E

(b) Any governmental palics power nol excluded by (e) ebove, excepl Lo the extent thal a nolice of the sxerolse thereol or a notlce
of a defac), ilen or encumbrance resulting from # viofation. or alleged violalion affseting the land has baen recorded In the publio
records al Data of Pollcy,

Rights of eminent domeln unless notica-af the exerclss theieof has bean racerded in the public records al Dats of Polley, bl niol

2

excluding from coverage any taking which has oecurred prior fo Date of Polloy which weuld be bindlng on the rights of & purchaser

for vnrue‘wnhou! knowledpa,

3 Defocls, fens, encumbrances, adyerse ¢laims or cther matters:

{8} crenled, suffered, assumed or agraed o by the Ineured clelmant;

(b) not known to the Company, not recorded In the public records al Date of Policy, but known to the Insured clalmant and
not dlaclosad In wiiting to the Company by the Insuied clalment piler to the dale the Insured clelmant became an Insured
under this posley; ’

(&) resulling In no loss or damage to Lthe Insured clalment;

(d) ltaching or crerted subsequenl fo Dale of Polkey, or

(e} resulting In lose or demaga which would not havé bean sustslned If ihe Insured claimant had pald valus for the eslate or
Interest insirred by thle potioy. )

4. Any clalm, which erisas out of the fransaciion vesling In [he Insured Lha aslate or |nlerest Insured by this pollcy, by reason of Lhe

operation of federal bankruploy, siate Insolvancy, or simlsar crediion’ rights Jaws, thalt je basad on: o

[1}] the lr:naacllon craating the estale or Interest nsured by this policy bsing deemed a fravdulent conveysnce or iraudulant
{rensfer; or ‘

{1 the transaction crealing the eslale or Interast Insured by lhis policy belng deemed a preferentlal iranefer except whera the
preferenilal transter rosuits from 1ha fatlure:

(a) 1o Umely record the Instrument of tranafer, or

(b of such racordailon to impart noflee 19 & purcheeer (o7 value of a judgmen or fen credltor.

The wmbove policy forms mey be lSswed to afford slthér Staridard Coversge o Exlended Coverage. In addition Lo lhe above
Excluslons from Coverage, Excaplions from Coverage In # Standard Coverags Pollcy will also lnolude tha following General
Exceplions: B T L :

" EXCEPTIONS FROM COVERAGE

Tfhls polloy doas not insura apalnat loss or damage {end the Company wi|l not pay cosls, allorneys’ fass or 6xpsenses) which atise by resson
of s T AREE IR LA R

1. Taxes or sasassments which are not sho% as axlallﬁ§ liens by the ‘r;b'orde of any 1axing svthority thal levies Lexes or assessmonis
on raal propsrty or by the public receros, . .
Procesdinga by a public agancy which mag resull In lexeg or assessments, ¢r noficas of such procesdings, wheiher or nol shown
by the records of suvch sgenay of by the'piblierecords. - * =

2. Any facts, rights, intareats or ckilifia which arb 716t shéwin by the publla records but which could be sscartatned by en Ingpection of
the land or by making Inquiry of persons ln possession theréeof. ©

3. Easamenta, ens or encumbrancas, or ¢isims thersof, yrhich are not shown by the publio records.

4, Discrepancies, confiicls in bnupgjpry lines, shortage In mres, enctoachments, or any other facls which # correct suvey would
disclons, and which are not shown by the public records.

5. (e} unpelented mining claims; (b Teservitions or exceptions n patents or fn Aots authorizing the lssuancs thereof; {0} wate( tighls,

cialma or {ille to waler, whether or not the mallers excepled under (), (b) o1 {c) &re shown by the public records.

Northern Nevada Title Company
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Exhibll A

AMERICAN LAND TiTLE ASSOCIATION
OWNER 8 POLICY OF TITLE INSURANCE - 2000
. EXCLUSIONS FROM COVERAGE

The follewing roatlars are expressly sxcluded from the oowrage of Whis policy, end the Company wil nol pay loss or damage, cosls,
attorneys' fees, or expenses thal arise by reason of:

1.

5

{a} Any law, ordinance, permit, or govarnmenteal regulslion {inckiding those releling lo bullding and zoning) reslricting, regulating,

prohibiting, of relating lo

{) the occupancy, use, or enjoyment of the Lend;

{v) tha chermcler, dimensions, or location of any Improvemenl erecled on the Land;

{vly the subdivielon of land; or

{vll} envlrenmantal prolection;

o7 the sifec] of eny violslien of these laws, ordinences, or governmental regulations. This Excluston 1(e) doss not modcily or [mit

(ha covaraga providsd under Coverad Rlsk 5.
{b) Any governmental police power, This Exclusion 1{%) dees not modty or limlt the covarage provided undar Covared Risk 8.

Rights of eminent domaln. This Exclusion does not modify ar llmil the coverage provided under Covesad Risk 7 or 8.

Delgcts, llons, encumbrances, edverse clalma, or other matlers

? maled sultered, aswmed or agreed to by the Inaured Claimant;
b) not known to the Company. nol recorded in the Public Records al Date of Poiley, bul known 10 the Insured Clalmant and nol

dlsciosed In wilting to the Company by the Insured Claimant prior to ihe date the Insured Clalmant became an insured under this

policy,
{c) resulling In no lo3s or damage {o tha Insured Claimant:
(d) allaohlnp or creatad subsequent to Date of Palley {however, this does not modify or il the coverage provided under Covered Rlsk

9 and 10); or
{e) resuillng In foss or damage that would not have bsen suslained If the insured Cralmant hed pald value for the Ttle.
Any clslm, by reason of the operation of federal bankwplcy. state !n!o!vancy. or aimllar craditars’ righls laws, that the transaction vesting

lhe TiHis as shown In Schedules A, is:
{a) e feaudulent convayance or fraudulent tranafat: or .
{b) @ preforential transfer for any reason nol slated |n Covered Risk 9 of this policy,

Any llan on the Tille for real estale taxes or assessments Imposad by goveramental authority and crealed or sttaching batwesn Date of
Polley and the date of recording of :ha daad or olhar lnstrumanl of Transrcr In Pubki¢ Records that vests Tille ea shown [n Scheduh A

EXGEPTIONS FROM COVERAGE - SCHEDULE B, PART ONE

This policy does not Insure agalnst lose or damage:{and-the Company will not pay coats, atlorneys' fees or expansss) lhat srlse by resson of:

1.

Prellminary Tille Report

{8) Taxes or ssseasments tal are not shown as exfeting llens by the racards of any taxing aulhorlty that lavies texes or assesements on
rogl property or by tha Publle Recerds; (b) proceedings by e public agancy that may result In taxes or asesssmente, of nolices of such
proceedings, whether or nol shown by the records of such agency or by the Public Records.

Any facts, righls, Inlerests, or clalms thal.are’ ot shown by the Publia Racords but thal could be ascerielnsd by an inspeotion of the
Land or thal may be agsasted by persans in pogtesslon of ths Lend.

Eesements, llens or encumbrances, or claimg fhareof. niot shown by tha Public Records.

Any eneroachmeni, encumbyance, violatlon, vartation, or edverse cireumatence affecting the Titis thal would be dlsclored by an accurets
and complate land survey of the Land snd nol ‘showi by the Puhllo Rnoorda

(a) Unpatented mining claims; (b) reservationa or excaplions In patenis or in Acls suthorizing the Issusnce thereof: (¢} water rights, -
clalms or ltls lo waler, whether or not the matfers excépled under (a), (b), or {0} Bre ahown by the public records,

Northern Nevada Title Company
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Exhibll A

AMERICAN LAND TiTLE ASSOCIATION
RESIDENTIAL TITLE INSURANCE POLICY (6-1-87)
' EXGLUSIONS

In additlon to the Exceplions In Schedule B, you are not Insured egeinst loss, cosls, altorneys' fees, and pxpenses Jesulling from:

1.

Preliminary Title Report

Governmenial police powsr, end lhe axisience or viclalion of any lew or government reguiation. This Inchrdes buliding and 20ning
ordinances and alse laws and reguiations conceming:
land uge )
~  improvements on the fand

- land divislon
= environmental protection

This exclusion does not apply to violallens-or the gnforsement of thess matiers which eppear in the public records at Policy Dale.
This excluslan dows rot imit the zoning coverage described In Hams 12 and 13 of Covered Tltle Rlska,

The right {o teke the land by condemning it enlees:

—~ g nolice of exarclsing the right appesrs In the pubile records on the Policy Date
Iha taking happensd prior 1o the Poficy Date end [z binding on you if you bought the Jand without knowing of {he taking

Tille Risks:
Ihal are craaled, allowsd, or agreed 1o by you
that ere known (¢ you, but nol to us, on the Pollcy Dale - uniess ihey epparrad In the publle records

thet result ta no loss to you
that flrst effect your {itfe atar the Policy Dats - this does nol limil the iabor and matartal llen coverage in Hem 8 of Covered Titte
B

A I |

Fallure to pay value for your title.

Lackof a fight:
~  lo any land oulslde the wien epacifically described and referred to in ltem 3 of Schadule A

~ I slrests, slieys, orWalamays_ lhgl louch you land
This exclusion does not fimit the eccess coverage in ltem 5 of Covered Tlile Risks,

Northern Nevada Title Company
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Exhibit A
AMERICAN LAND TITLE ASSOCIATION

BHORT FORM RESIDENTIAL LOAN POLICY - 2008
: QNE-TO-FOUR FAMILY

ANY ADDENDUM ATTACHED HERETO, GLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY, A MINNESQTA CORPORATION,
HEREIN CALLED THE “COMPANY", HEREBY INSURES THE INSURED IN ACGORDANCE WiTH AND SUBJECT TO THE TERMS,
EXCLUSIONS AND CONDITIONS SET FORTH IN THE AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (8-17-06), ALL OF WHICH
ARE INCORPORATED HEREIN. ALL REFERENCES TO SCHEDULES A AND B SHALL REFER TOQ SCHEDULES A AND B OF THIS

POLICY, .

SCHEDULE B
EXCEPTIONS FROM COVERAGE AND AFFIRMATIVE ASSURANGES

Excapt to {ha exlent of the aflimative insurance set forth belaw, this pollcy does not insure against loss or damage (end the Company wil not
pay coste, attorney’s fees, or xpenses) which arlsé by reason of:

1. Covenanis, condltions and reslrdclions, If any, eppearing It Ihe Publlo Recotds; however, this policy Insures against loss or demags

arising from:
(8} The violgilon of lhose covenants, coadilions, or residelions on of prior lo Date of Policy;
(b}  a forfolture vf fevarslon of Tiis from 8 fulure violalion of thase covenants, condilions, ¢ restdclions, including thoas relaling to

environmentel protection;eid
tc) provislons In thoss cavenants, 'condifons, or rostictions, Including those releting 1o environmental proleciion, under which the

Fon of the Insurad Morgsege can be exiinguished, subordinated, or Impsired,

As vged [n parageaph 2(a), the words “covenanis, condlilons, or restdclions™ do nol refer to or Include any covenant, condllon, or
restdction {a) relating to obfigations of any type 1o perfoim -malnlenance, repalr o remediation on the Land, or (b} psriaining to
enviranmentel protaclion of eny kiid o1 nalure, Including hazerdous or loxle matters; candlifons, or substances, excep! 16 the exlen!
that a niotice of 2 violallon or ellegead violailon affecting the Land hes bean recorded or Sled In the Peblic Records al Date of Pollcy

and I8 not referenced In an addenduma!la'ched 10 thls pokicy.. .

2, Any easemenls or serviludes sppeadng tn the Publio Records; howsvar, thies pollcy Insures agalnst loss or damage arlsing from. (2}
the encroachment, ut Date of Palicy, of the Improvements on any easemenl, and (b) any interference with or damage (o existing
Imprevements, inclitding lawns, shbbery, and lress, tosulling from Lhe uee of the easements for the purposes granidd of

ressrved. : )
. ”
3. Any lease, grant, exception, or reservation of minerels or mineral ighis appeating in tha Public Records; howsver, this polioy
© Inpures againe [oss or damage arlsing from {a) any aliect on or Impairment of the use of 1he Land for residentlel one-to-four famlly
dwalling purpcses by reason of sugh lpase, granl, exception or reservalion of minerals or mingral rights, and (b} eny demage to
oxisiing improvements; including lewns, shrunbary, and irees, resulling from {he fulure exerclae of any right to use the surface of
the Land for the sstraclion or davelopmient. 6l the minerals or mineral rights $o leased, granled, excepled, or reasrved. Nathing
hefeln shall ingre against loss or damage tesulting frém Subsidence.

Northern Nevada Tltle Company
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EXHIBIT "A”

All Ihat certaln real property sltuated in the County of Carson Clly, State of Nevada, described as follows:
All that portlon of the North 1/2 of the Southeast 1/4 of Section 2, Township 15 North Range 20 East M.D.B. & M.

EXCEPTING THEREFROM all lands lylng Norherly of the Southerly Boundary Line of Hwy &0 Easl.

ALSO EXCEPTING THEREFROM all lends lylng Easterly of the Westerly Boundary line of Sheep Drlve,

ALSQ EXCEPTING THEREFROM those certain parcals of land described in document recorded Aprii 24, 2001 as
Document No, 260802 and document recorded Octobar 21, 2008 as Document No, 383647, Officlasl Records of

Carson City, State of Nevada.

TOGETHER WiTH that porion of land described in Resoiﬁtlon of Abandonment recorded Dacember 27, 1983 as
Document No, 154448, Officlal Records of Carson City, Slate of Nevada more particularly described as follows:

BEGINNING et a point on the southweslerly right-of-way line of Sheep Drive, and the right or Southerly
right-of-way line of US-50, 100,00 feel right of and at right angles to Highway Engineer's Station “X* 208+00.20
P.0.T.; sald polnt of beginning further described as bearing S, 36°24'04" W. a distance of §,374.46 fset from the
East quarter corner of Section 2, T, 16 N., R, 20 E., M.D.M.; thence 8, 27°27'12" E., along sald Southwesterly
right-of-way ilne, a distance of 100.00 feet to an intergaction with the former right or Southerly right-of-way line of
US-60; thence S. 62'32'48' W,, along said former Sautherly right-of-way line, a distance of 228.41 feel to & point
on the South one-sixteenth section line of said Section 2; thence N. 88°17'34" W, along sald one-sixtsanth
section line, which ls colncident with sald former Southerly right-of-way line, a dlstance of 211.88 feet to an
intersaction with safd southerly right-of-way line of US-50; thence N. 82°32'48" E., along sald Southerly
right-of-way |ing, a distance of 416.22 feet to The Point of Baglnning.

THIS LEGAL DESCRIPTION I8 PROVIDED FOR INFORMATIONAL PURPOSES ONLY. NO RELIANCE FOR
TITLE INSURANCE CAN BE BASED ON IT.

Northern Nevada Titie Company
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